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May 7, 2015

Ms. Sharon Guest

Housing Authority of DeKalb County
750 Commerce Drive, Suite 201
Decatur, GA 30030

Re: Market Study for Antioch Summit located in Stone Mountain, Georgia

Dear Ms. Guest:

At your request, Novogradac & Company LLP performed a market study of the rental market in
the Stone Mountain, Georgia area relative to the above-referenced Low-Income Housing Tax
Credit (LIHTC)/Project Based Rental Assistance (PBRA)/market rate project, the (Subject). The
purpose of this market study is to assess the viability of the construction of Antioch Summit, a
proposed Housing for Older Persons (HFOP) development that will consist of 124 units. The
units will be restricted to senior households age 55 and older earning 50 and 60 percent of the
AMI, or less, in addition to offering market rate units. Further, 25 of the 124 units will benefit
from PBRA and tenants will pay 30 percent of their income towards rent. The Subject will be
the third phase of the Antioch Manor Estates master-planned affordable senior housing
community. Antioch Manor Estates and Antioch Villas and Gardens are the first two phases of
the Subject development and have been included as comparables. 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.

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

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

e Surveying competing projects, both 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,

e F—

H. Blair Kincer, MAI, CRE
LEED Certified Associate
Partner

Novogradac & Company LLP

GV,

Ed Mitchell
Manager

Lt H

Brendan Kelly
Real Estate Analyst

2

Sterling Battle
Real Estate Researcher

2325 LAKEVIEW PARKWAY, SUITE 450, ALPHARETTA, GA 30009 TEL: (678) 867-2333 F: (678) 867-2366 www.novoco.com



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.

2. 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.

3. 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.

4. 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

5. 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.

6.  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.

7. 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.

8. 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.

9. 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
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author or 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.
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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.

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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Antioch Summit, Stone Mountain, GA; Market Study

EXECUTIVE SUMMARY AND CONCLUSIONS

1. Project Description: Antioch Summit will be a newly constructed Housing for
Older Persons (HFOP) development located in Stone
Mountain, Georgia. It will consist of one, four-story
elevator-serviced midrise building consisting of 102 units
and three, single-story villa buildings consisting of 22 units.
The Subject will be the third phase of the Antioch Manor
Estates master-planned affordable senior housing
community. Antioch Manor Estates and Antioch Villas
and Gardens are the first two phases of the Subject
development and have been included as comparables.

The following table illustrates the unit mix for the Subject
including bedrooms/bathrooms, square footage, income

targeting, rents, and utility allowances.

PROPOSED RENTS

2015 LIHTC  Proposed

Maximum Net
Number of Unit Size Asking Utility Gross Allowable Contract
Unit Type Units (SF) Rent Allowance  Rent Gross Rent Rent
50% AMI/PBRA*
IBR/1BA 13 Midrise 760 $640 $0 $640 $640 $737
IBR/1BA 4 Villa 756 $640 $0 $640 $640 $737
2BR/2BA 6 Midrise 1,025 $767 $0 $767 $767 $874
2BR/2BA 2 Villa 1,050 $767 $0 §767 §767 $874
60% AMI
IBR/1BA 60 Midrise 760 §725 $0 §725 $768 N/A
IBR/1BA 4 Villa 756 §725 $0 §725 $768 N/A
2BR/2BA 19 Midrise 1,025 $850 $0 $850 $921 N/A
2BR/2BA 4 Villa 1,050 $850 $0 $850 $921 N/A
Market Rate
IBR/1BA 2 Midrise 760 $800 N/A N/A N/A N/A
IBR/1BA 4 Villa 756 $825 N/A N/A N/A N/A
2BR/2BA 2 Midrise 1,025 $900 N/A N/A N/A N/A
2BR/2BA 4 Villa 1,050 $925 N/A N/A N/A N/A
Total 124

*These units will benefit from project-based rental assistance and tenants will pay 30 percent of their income towards rent.

The Subject will offer the following unit amenities:
patio/balcony, blinds, carpeting, central air conditioning, a
coat closet, a dishwasher, hand rails, an oven, pull cords, a
refrigerator, a walk-in closet, and washer and dryer hook-
ups. The Subject will offer the following property
amenities: a business center/computer lab, a clubhouse/
community room, elevators, an exercise facility, central
laundry, off-street parking, on-site management, service
coordination, a gazebo, a theater/media room, a walking
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Antioch Summit, Stone Mountain, GA; Market Study

path, limited access entry, and video surveillance. Overall,
the Subject’s amenities will be competitive with those
offered at the comparable properties.

2. Site Description/Evaluation: The Subject site is located at 4710 Mandy Wicker Lane in
Stone Mountain, adjacent to phases I and II of the Antioch
Manor Estates master-planned affordable senior housing
community. The Subject site is located in a mixed-use
neighborhood that consists of single-family homes,
multifamily  rental properties, undeveloped land,
commercial uses, and institutional uses in average to
excellent condition. Residential uses in the immediate
neighborhood appeared to be well-occupied. Commercial
uses in the neighborhood appeared to be approximately 90
percent occupied at the time of inspection. Overall, the
Subject site is considered a desirable building site for
senior rental housing.

3. Market Area Definition: The PMA includes portions of Stone Mountain, Pine Lake,
Decatur, Redan, and Lithonia. This area is bounded by
Rockbridge Road to the north, Memorial Drive and Candler
Road to the west, Interstate 20 to the south, and Rock
Chapel Road to the east. This area was defined based on
interviews with management at phases I and II of the
Subject development as well as local market participants.
Furthermore, the determination of this market area was
influenced by conversations with surveyed property
managers, who reported that the majority of rental traffic
originates from throughout DeKalb County. The
Secondary Market Area (SMA) is determined to be the
Atlanta-Sandy Springs-Roswell, Georgia Metropolitan
Statistical Area (MSA), which consists of Barrow, Bartow,
Butts, Carroll, Cherokee, Clayton, Cobb, Coweta, Dawson,
DeKalb, Douglas, Fayette, Forsyth, Fulton, Gwinnett,
Haralson, Heard, Henry, Jasper, Lamar, Meriwether,
Newton, Paulding, Pickens, Pike, Rockdale, Spalding, and
Walton Counties.

We believe the Subject will experience leakage from
outside the PMA boundaries; however, per the 2015 market
study guidelines, we have not accounted for leakage in our
demand analysis found later in this report. The furthest
PMA boundary from the Subject site is approximately 6.9
miles.

4. Community Demographic

Data: The PMA is expected to experience strong senior
population and household growth from 2015 through 2019.

Novogradac & Company LLP 2
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5. Economic Data:

Senior population growth in the PMA is expected to
increase at an annual rate of 3.5 percent from 2015 through
2019. Senior population growth in the PMA will outpace
senior population growth of the MSA and nation through
2019. Owner-occupied housing units dominate the PMA
and MSA. However, the percentages of senior renter-
occupied housing in the both the PMA and MSA are
significantly higher than the national average of
approximately 13 percent. The percentage of renter-
occupied units in the PMA is expected to increase through
2019, which is a positive indication of future demand for
affordable senior housing. Approximately 57 percent of
senior renter households in the PMA earn less than
$30,000. Since the Subject’s 50 percent AMI units will
operate with subsidy, income limits for these units will
range from $0 to $27,300. The income limits for the non-
subsidized LIHTC units will range from $21,750 to
$32,760. The minimum income limits for the market rate
units will be $24,000 and there will not be a maximum
income limit for these units. As such, all renter households
will income qualify to reside at one of the Subject’s unit
types, and the Subject should be well-positioned to service
this market.

The largest industries in the PMA are health care/social
assistance, educational services, retail trade, and public
administration. Together, these four industries comprise
almost 43 percent of total employment in the PMA. The
top employers within the Atlanta metropolitan area are
concentrated in the transportation, educational services,
retail trade, telecommunications and health care industries.
The MSA appears to be recovering well as total
employment increased each year from 2011 through
February 2015. As of February 2015, total employment in
the MSA exceeded pre-recessionary levels. Total
employment in the nation exceeded pre-recessionary levels
in 2014. From February 2014 to February 2015, total
employment increased by 2.0 percent in the MSA
compared to an increase of 2.1 percent nationally. From
February 2014 to February 2015, the unemployment rate in
the MSA decreased 1.0 percentage point, compared to a
decrease of 1.2 percentage points nationally.  The
unemployment rate in the MSA as of February 2015 was
6.1 percent, which was 0.3 percentage points above the
national rate of 5.8 percent. The current unemployment
rate in the MSA represents a significant decrease from
recessionary levels but has yet to reach pre-recessionary
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levels, indicating that the local economy is still in a state of
recovery.

6. Project-Specific Affordability
And Demand Analysis: The following table illustrates the Subject’s capture rates.

CAPTURE RATE ANALYSIS CHART

Unit Size Units Total Supply Net Capture Absorption  Average Market Market Rents Proposed Rents
Proposed Demand Demand Rate Rent Band Min-Max
1 BR@ 50% AMI (PBRA) 17 668 51 617 2.8% 4 months NA NA 30% of Income
2 BR @ 50% AMI (PBRA) 8 287 0 287 2.8% 4 months N/A N/A 30% of Income
50% AMI(PBRA) Overall 25 955 51 904 28% 4 months N/A N/A 30% of Income
1 BR @ 60% AMI 64 242 33 209 30.7% 4 months $852 $649-$1,025 $725
2BR @ 60% AMI 23 104 0 104 22.2% 4 months $1,040 $785-81,395 $850
60% AMI Ovwerall 87 345 33 312 27.8% 4 months $852-$1,040 $649-$1,395 $725-$850
1 BR @ Market 6 739 0 739 0.8% 4 months $924 $784-$1,025 $800-$825
2 BR @ Market 6 317 0 317 1.9% 4 months $1,102 $900-$1,395 $900-$925
Market Overall 12 1,056 0 1,056 1.1% 4 months $924-$1,102 $784-$1,395 $800-$925
Affordable Overall 112 1,124 84 1,040 10.8% 4 months $852-$1,040 $649-$1,395 $725-$850

As the previous table demonstrates, the Subject’s capture
rates are within GA DCA’s capture rate threshold.

7. Competitive Rental Analysis:  The availability of senior LIHTC data is considered good.
We have included five senior LIHTC properties, four of
which are located in the PMA. Magnolia Circle is located
just outside of the PMA. It was built in 2003 and offers
LIHTC and market rate units, similar to the Subject.
Therefore, we believe this property is a good indicator of
achievable senior LIHTC and unrestricted rents in the
market. Antioch Manor Estates and Antioch Villas and
Gardens are phases I and II of the Subject development and
have been included as comparables. Due to the availability
of senior LIHTC data, we have excluded family LIHTC
properties in the PMA. Three of the comparable senior
properties offer unrestricted units in addition to LIHTC
units. We have supplemented the senior market rate data
with four conventional family properties located in the
PMA. The market rate comparables were constructed
between 1999 and 2003. Overall, the availability of
LIHTC and market rate data is considered good.

When comparing the Subject’s rents to the average market
rent, we have not included rents at lower AMI levels given
that this artificially lowers the average market rent as those
rents are constricted. Including rents at lower AMI levels
does not reflect an accurate average rent for rents at higher
income levels. For example, if the Subject offers 50 and 60
percent AMI rents and there is a distinct difference at
comparable properties between rents at the two AMI levels,
we have not included the 50 percent AMI rents in the
average market rent for the 60 percent AMI comparison.

Novogradac & Company LLP 4
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The overall average and the maximum and minimum
adjusted rents for the market properties surveyed are
illustrated in the table below in comparison with net rents
for the Subject.

SUBJECT COMPARISON TO MARKET RENTS

Subject Rent
Unit Type Subject Surveyed Min Surveyed Max  Surveyed Average Advantage
60% AMI
1 BR $725 $649 $1,025 $852 15%
2 BR $850 $785 $1,395 $1,040 18%
Market Rate
1 BR $800 $784 $1,025 $924 13%
1 BR $825 $784 $1,025 $924 11%
2 BR $900 $900 $1,395 $1,102 18%
2 BR $925 $900 $1,395 $1,102 16%

The Subject’s proposed one and two-bedroom LIHTC rents
will offer a 15 to 18 percent advantage over the average
market rents. The Subject’s proposed one and two-
bedroom market rate rents will offer an 11 to 18 percent
advantage over the average market rents. The Subject’s
remaining units will operate with subsidy and therefore will
have a rental advantage over the comparables that do not
offer a subsidy.

8. Absorption/Stabilization

Estimate: We were able to obtain absorption information from the
five comparable senior properties, four of which are located
in the PMA. All of these properties have been used as
comparables in our report.

ABSORPTION
Comparable Property Rent Structure Tenancy Year Built Number of Units Absorbed/
Units Month

Panola Gardens* LIHTC Senior 2015 84 25
Antioch Villas And Gardens LIHTC/Mkt/PBRA Senior 2012 106 35
Retreat At Madison Place LIHTC Senior 2007 160 14
Antioch Manor Estates LIHTC/Mkt Senior 2005 120 24
Magnolia Circle LIHTC/Mkt Senior 2003 84 14
Average 111 22

*Absorption rate YTD

As illustrated in the previous table, the comparable
properties reported absorption rates of 12 to 35 units per
month, with an average of 22 units per month. The Subject
will be the third phase of the Antioch Manor Estates

Novogradac & Company LLP 5
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9. Overall Conclusion:

master-planned affordable senior housing community.
Antioch Manor Estates and Antioch Villas and Gardens are
the first two phases of the development. Antioch Manor
Estates and Antioch Villas and Gardens are fully occupied
with waiting lists of 111 and 309 households, respectively.
The Subject units are expected to be filled by households
from the waiting list at these properties. Therefore, we
would expect a rapid absorption pace. Antioch Villas and
Gardens experienced the fastest absorption pace of any
property. Based upon the surveyed properties, we expect
the Subject to experience an absorption pace of 30 units per
month, which equates to an absorption period of
approximately four months for the Subject to reach the
Georgia DCA-defined 93 percent occupancy.

Based upon our market research, demographic calculations
and analysis, we believe there is adequate demand for the
Subject property as proposed. The surveyed comparables
are performing well, with a weighted vacancy rate of 2.7
percent when excluding the property in lease-up. The
affordable senior comparables reported vacancy rates
ranging from zero to 0.6 percent with only one vacant unit
among them and an overall vacancy rate of 0.2 percent,
when excluding the comparable in lease-up. These rates
indicate strong demand for affordable senior housing.
Additionally, several of the senior affordable properties and
some of the market rate properties maintain waiting lists
and all of the senior affordable comparables’ property
managers indicated strong demand for affordable senior
housing in the market. The Subject will be similar to
superior to most of the comparable senior properties in
terms of age/condition, location, unit sizes, and amenities.
Of the Subject’s 124 units, 25 will benefit from rental
assistance, where tenants pay 30 percent of their income in
rent. Due to the low vacancy rates at the comparables, the
waiting lists present in the market, and the reported demand
for additional affordable senior housing in the Subject’s
market area, we believe that the Subject is feasible as
proposed and will fill a void in the market and will perform
well.
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Summary Table:

Development Name: Antioch Summit Total # Units: 124

Location: 4710 Mandy Wicker Lane # LIHTC Units: 112
Stone Mountain, GA 30088

PMA Boundary: North: Rockbridge Rd, West: Memorial Dr and Candler Rd, South: Interstate 20, East: Rock Chapel Rd

Farthest Boundary Distance to Subject: 6.9 miles

Rental Housing Stock (found on page 109)

Type # Properties Total Units Vacant Units Average Occupancy
All Rental Housing 8 1,443 49 96.6%
Market-Rate Housing 4 973 38 96.1%
Assisted/Subsidized Housing not to include LIHTC N/Ap N/Ap N/Ap N/Ap
LIHTC 4 470 11 97.7%
Stabilized Comps 7 1,359 39 97.1%
Properties in Construction & Lease Up 1 84 10 88.1%
Subject Development Average Market Rent Highest Unadjusted Comp Rent
# Units # Bedrooms # Proposed Tenant Per Unit Per SF Advantage Per Unit Per SF
Baths Size (SF) Rent
13 IBR at 50% AMI (PBRA) 1 760 $737 - - - - -
1BR at 50% AMI (PBRA) 1 756 $737 - - - - -
2BR at 50% AMI (PBRA) 2 1,025 $874 - - - - -
2BR at 50% AMI (PBRA) 2 1,050 $874 - - - - -
60 1BR at 60% AMI 1 760 $725 $852 $1.12 15% $1,025 $1.49
4 1BR at 60% AMI 1 756 $725 $852 $1.13 15% $1,025 $1.49
19 2BR at 60% AMI 2 1,025 $850 $1,040 $1.02 18% $1,395 $1.64
4 2BR at 60% AMI 2 1,050 $850 $1,040 $0.99 18% $1,395 $1.64
2 IBR at Mkt 2 760 $800 $924 $1.22 13% $1,025 $1.49
4 IBR at Mkt 1 756 $825 $924 $1.22 11% $1,025 $1.49
2 2BR at Mkt 2 1,025 $900 $1,102 $1.07 18% $1,395 $1.64
4 2BR at Mkt 2 1,050 $925 $1,102 $1.05 16% $1,395 $1.64
2010 2015 2017
Renter Households 4,198 24.20% 5,087 25.70% 5,712 25.90%
Income-Qualified Renter HHs (LIHTC) 2,620 62.42% 3,175 62.42% 3,565 62.42%
Targeted Income-Qualified Renter Household Demand (found on pag 50
Type of Demand 30% 50% PBRA 60% Market-rate Other:__ Overall*
Renter Household Growth N/Ap 337 120 366 N/Ap 390
Existing Households (Overburdened + Substandard) N/Ap 1,006 357 1,094 N/Ap 1,165
Homeowner conversion (Seniors) N/Ap 0 9 26 N/Ap 26
Total Primary Market Demand
Less Comparable/Competitive Supply N/Ap 51 33 0 N/Ap 84
Adjusted Income-qualified Renter HHs** N/Ap 1,292 453 1,486 N/Ap 1,498
Capture Rates (found on page 60)
Targeted Population 30% 50% PBRA 60% Market-rate Other:__ Overall
Capture Rate: N/Ap 2.8% 27.8% 1.1% N/Ap 10.8%

*Includes LIHTC and unrestricted (when applicable)
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Antioch Summit, Stone Mountain, GA; Market Study

PROJECT DESCRIPTION

Project Address and

Development Location: The Subject site is located at 4710 Mandy Wicker Lane,
Stone Mountain, DeKalb County, Georgia 30088. The
Subject will be located adjacent to Antioch Manor Estates
(Phase I) and Antioch Villas and Gardens (Phase II). Both
of these properties have been used as rent comparables in
this report.

Construction Type: The Subject will consist of one, four-story elevator-
serviced midrise building consisting of 102 units and three,
single-story villa buildings consisting of 22 units. In total,
the Subject will offer 124 units.

Occupancy Type: Seniors age 55 and older.

Special Population Target: None.

Number of Units by Bedroom

Type and AMI Level: See following property profile.
Unit Size: See following property profile.
Structure Type: See following property profile.
Rents and Utility Allowances: See following property profile.

Existing or Proposed

Project Based Rental Assistance: Of the Subject’s 124 units, 25 will benefit from project-
based rental assistance and tenants residing in these units
will pay 30 percent of their income towards rent.

Proposed Development
Amenities: See following property profile.
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|Pr0perty Profile Report |

Comp # Subject
Fffective Rent Date  4/24/2015
Location

Units

Type

Year Built/ Renovated

Tenant Characteristics

Program

Annual Turnover Rate
Units/Month Abs orbed
Section 8 Tenants

Cookmg
Water Heat
Heat

4710 Mandy Wicker Lane
Stone Mountain, GA 30088
Dekalb County

(verified)

124

Various (age-restricted)
Proposed - 2017
Seniors 55+

LIHTC/Mkt/PBRA
N/A
N/A
N/A

included -- central
included -- electric
included -- electric
included -- electric

Leasing Pace
Change in Rent
Concession

Other Hectric
Water

Sewer

Trash Collection

N/A
N/A

Utilities

included
included
included
included

Unit Mix (face rent)

Beds Baths Type Units Size Rent  Concession Restriction Waiting Vacant Vacancy Max
(SF) (monthly) List Rate rent?
1 1 Midrise 13 760 $737 $0 @50% n/a N/A N/A N/A
(4 stories) (PBRA)
1 1 Midrise 60 760 $725 $0 @60% n/a N/A N/A no
(4 stories)
1 1 Midrise 2 760 $800 $0 Market n/a N/A N/A N/A
(4 stories)
1 1 Villa 4 756 $737 $0 @50% n/a N/A N/A N/A
(PBRA)
1 1 Villa 4 756 $725 $0 @60% n/a N/A N/A no
1 1 Villa 4 756 $825 $0 Market n/a N/A N/A N/A
2 2 Midrise 6 1,025 $874 $0 @50% n/a N/A N/A N/A
(4 stories) (PBRA)
2 2 Midrise 19 1,025 $850 $0 @60% n/a N/A N/A no
(4 stories)
2 2 Midrise 2 1,025 $900 $0 Market n/a N/A N/A N/A
(4 stories)
2 2 Villa 2 1,050 $874 $0 @50% n/a N/A N/A N/A
(PBRA)
2 2 Villa 4 1,050 $850 $0 @60% n/a N/A N/A no
2 2 Villa 4 1,050 $925 $0 Market n/a N/A N/A N/A
Novogradac & Company LLP 10
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In-Unit Balcony/Patio Security Limited Access
Blinds Video Surveillance
Carpeting
Central A/C
Coat Closet
Dishwasher
Hand Rails
Oven
Pull Cords
Refrigerator
Walk-In Closet
Washer/Dryer hookup

Property Business Center/Computer Lab Premium none
Clubhouse/Meeting
RoonyCommunity Room
Elevators
Exercise Facility
Central Laundry
Off-Street Parking
On-Site Management
Service Coordination

Services none Other

Comments

The community amenities and management office will be contained in the four-story midrise building. The property will be the third
phase of the Antioch Manor Estates master-planned affordable senior housing community.

Gazebo, walking path, media room

Scope of Renovations: The Subject will be new construction.

Current Rents: Not applicable.
Current Occupancy: Not applicable.
Current Tenant Income: Not applicable.

Placed in Service Date:

Conclusion:

Novogradac & Company LLP

The Subject is expected to be completed by December
2017.

The Subject will be an excellent-quality apartment complex
for seniors age 55 and older. As new construction, the
Subject will not suffer from deferred maintenance,
functional obsolescence, or physical obsolescence.
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SITE EVALUATION

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

2. Physical Features of the Site:

Frontage:

Visibility/Views:

Surrounding Uses:

Sterling Battle visited the site on May 4, 2015.

The following illustrates the physical features of the site.

The Subject site has frontage on Mandy Wicker Lane,
Bishop Ming Boulevard, Cora B. Starr Way (internal
development road), and South Hairston Road.

The Subject site has good visibility from South Hairston
Road and excellent visibility from Mandy Wicker Lane,
Bishop Ming Boulevard and Cora B. Starr Way.
Surrounding the periphery of the Subject site are single-
family homes to the east, Antioch Manor Estates to south,
Antioch Villas and Gardens to the west and southwest, and
a house of worship to the north. The Subject site offers

average views.

The following map and pictures illustrate the surrounding

land uses.
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Positive/Negative Attributes of Site:

3. Physical Proximity to
Locational Amenities:

Novogradac & Company LLP

The Subject site is located in a mixed-use neighborhood
that consists of single-family homes, undeveloped land,
commercial uses, and institutional uses in average to
excellent condition. Residential uses in the immediate
neighborhood appeared to be well-occupied. Commercial
uses in the neighborhood appeared to be approximately 90
percent occupied at the time of inspection.

The Subject’s proximity to a bus station (adjacent to the
site) and other locational amenities and retail uses, which
are in average to good condition, are considered positive
attributes.  Although the Subject is located in a car-
dependent neighborhood, most locational amenities are
located within four miles of the Subject.

The Subject site is located within 8.0 miles of all locational
amenities. An employment center and police department
are the only locational amenities located further than four
miles from the Subject site. It is likely that few of
Subject’s tenants will work; therefore, the employment
center will be of limited benefit to the Subject. It should be
noted that phases I and II of the Subject development are
fully occupied with lengthy waiting lists. Therefore, it is
reasonable to believe that the Subject’s proximity to
locational amenities is adequate.

14
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4. Pictures of Site and Adjacent Uses:

Subject site

View east along Bishop Ming Boulevard View west along Bishop Ming Boulevard

Novogradac & Company LLP 15
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Single-family home in S&b]ect ’s
neighborhood

Single-family home in Subject’s Singihiily home in Subject’s
neighborhood neighborhood

Novogradac & Company LLP 16
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Publix Food and Pharmacy on S. Hairston Retail strip center on Covington Highway
Road

Walgreens on S. Hairston Road Family Dollar on Covington Highway

Novogradac & Company LLP
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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
Distance from
Map # Service/ Amenity Subject
1 Bus Stop 0.1 miles
2 Publix (grocery store and pharmacy) 0.6 miles
3 Woodridge Elementary School 0.8 miles
4 Mary Mcleod Bethune Middle School 1.1 miles
5 Hairston Crossing Public Library 2.0 miles
6 Redan High School 2.7 miles
7 Lou Walker Senior Center 2.9 miles
8 DeKalb Medical - Hillandale 4.0 miles
9 City of Stone Mountain Police Department 6.0 miles
10 Decatur (employment center) 8.0 miles
6. Description of Land Uses: The Subject site is located in a mixed-use neighborhood.

To the north are single-family homes, a house of worship,
and an elementary school. Immediately east of the Subject
site are single-family homes in average to excellent
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condition. Immediately south and southwest of the Subject
site are Antioch Manor Estates and Antioch Villas and
Gardens, respectively. Further south of the Subject site are
vacant land and commercial uses along Covington
Highway. To the west of the Subject site are vacant land
and single-family homes in average to excellent condition.
Commercial uses in the neighborhood appeared to be
approximately 90 percent occupied at the time of
inspection.

7. Existing Assisted Rental Housing

Property Map:

Novogradac & Company LLP

The following map and list identifies all existing assisted
rental housing properties in the PMA.
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QCT LIST

Map Included/ Reason for Distance from

Address ity State  Zip Code Type Tenancy Color Excluded Exclusion Subject
Robins Landing 3529 Glenwood Dr Decatur GA 30032 LIHTC Family Excluded Tenancy 5.2 miles
Delano Place Coop 1570 Delano Dr Decatur GA 30032 LIHTC Family Excluded Tenancy 6.3 miles
Glenwood Park Apts 4371 Glenwood Rd Decatur GA 30032 LIHTC Family Excluded Tenancy 3.2 miles
Retreat at Madison 3907 Redwing Cir Decatur GA 30032 LIHTC Senior Included - 3.3 miles
Park at Hairston 1038 S. Hairston Rd Stone Mountain GA 30088 LIHTC Family Excluded Tenancy 2.2 miles
Hidden Pointe Apts 1000 Hidden Chase Stone Mountain GA 30088 LIHTC Family Excluded Tenancy 1.2 miles
Chapel Run Apts 4522 Snapfinger Woods Dr Atlanta GA 30035 LIHTC Family Excluded Tenancy 3.4 miles
Panola Gardens 5710 Snapfinger Woods Dr Lithonia GA 30058 LIHTC Senior Included - 4.4 miles
Grovewood Park Apts 6170 Hillandale Dr Lithonia GA 30058 LIHTC Family Excluded Tenancy 5.0 miles
Brittany Place Apts 3246 Covington Dr Decatur GA 30032 LIHTC/Mkt Family Excluded Tenancy 5.0 miles
Alexander at Stonecrest 100 Leslie Oaks Dr Lithonia GA 30058 LIHTC/Mkt Family Excluded Tenancy 8.5 miles
Antioch Manor Estates 4711 Bishop Ming Blvd ~ Stone Mountain GA 30088 LIHTC/Mkt Senior Included - 0.1 miles
Villas of Friendly Heights 1300 Friendly Heights Blvd Decatur GA 30035 LIHTC/Mkt Family Excluded Tenancy 3.4 miles
Candler Forest Apts 2145 Candler Rd Decatur GA 30032 LIHTC/Mkt/PBRA Family Excluded Tenancy 6.3 miles
Antioch Villas and Gardens 4711 Bishop Ming Blvd ~ Stone Mountain GA 30088 LIHTC/Mkt/PBRA Senior Included - 0.1 miles
The Terraces at Parkview 2526 Park Dr Lithonia GA 30058 LIHTC/PBRA Family Excluded Tenancy 5.8 miles
Alice Williams Towers 5480 Hillandale Rd Lithonia GA 30058 Section 8 Senior Excluded Subsidized 3.6 miles
Alice Williams Towers 11 5470 Hillandale Rd Lithonia GA 30058 Section 8 Senior Excluded Subsidized 3.6 miles
DeKalb MR Homes II 1116 Alford Rd Lithonia GA 30058 Section 8 Disabled Excluded Subsidized 6.1 miles
DeKalb MR Homes 1536 St. Dunstans Rd Lithonia GA 30058 Section 8 Disabled Excluded Subsidized 3.4 miles
Lane Manor 4695 Redan Rd Stone Mountain GA 30083 Section 8 Family Excluded Subsidized 2.0 miles
Travis House 1407 S. Hairston Rd Stone Mountain GA 30032 Section 8 Disabled Excluded Subsidized 1.2 miles
Antioch Summit 4712 Bishop Ming Blvd  Stone Mountain GA 30088 LIHTC/Mkt/PBRA Senior RedStar SUBJECT - -
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Note: Some of these properties appear to be located outside of the PMA; however, they are located along the PMA boundaries.
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8. Road/Infrastructure
Proposed Improvements: We did not witness any road/infrastructure improvements
during our field work.

9. Access, Ingress/Egress and

Visibility of site: The Subject site is accessible from South Hairston Road,
one of the primary north-south arterials in the area. South
Hairston Road runs north to Highway 10 and south to
Highway 12 (Covington Highway). The Subject site has
good visibility from South Hairston Road and excellent
visibility from Mandy Wicker Lane, Bishop Ming
Boulevard, and Cora B. Starr Way. Overall, access and
visibility are considered good to excellent.

10. Environmental Concerns: None visible upon site inspection.

11. Conclusion: The Subject site is located at 4710 Mandy Wicker Lane in
Stone Mountain, adjacent to phases I and II of the Antioch
Manor Estates master-planned affordable senior housing
community. The Subject site is located in a mixed-use
neighborhood that consists of single-family homes,
multifamily ~ rental properties, undeveloped land,
commercial uses, and institutional uses in average to
excellent condition. Residential uses in the immediate
neighborhood appeared to be well-occupied. Commercial
uses in the neighborhood appeared to be approximately 90
percent occupied at the time of inspection. Overall, the
Subject site is considered a desirable building site for
senior rental housing.

Novogradac & Company LLP 22
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MARKET AREA

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 Market Area Map
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The following sections will provide an analysis of the demographic characteristics within the
market area. Data such as population, households and growth patterns will be studied, to

determine if the Primary Market Area (PMA) and the Secondary Market Area (SMA) are areas
of growth or contraction.

The PMA includes portions of Stone Mountain, Pine Lake, Decatur, Redan, and Lithonia. This
area is bound by Rockbridge Road to the north, Memorial Drive and Candler Road to the west,
Interstate 20 to the south, and Rock Chapel Road to the east. This area was defined based on
interviews with management at phases I and II of the Subject development as well as local
market participants. Furthermore, the determination of this market area was influenced by
conversations with surveyed property managers, who reported that the majority of rental traffic
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originates from throughout DeKalb County. The Secondary Market Area (SMA) is determined
to be the Atlanta-Sandy Springs-Roswell, Georgia Metropolitan Statistical Area (MSA), which
consists of Barrow, Bartow, Butts, Carroll, Cherokee, Clayton, Cobb, Coweta, Dawson, DeKalb,
Douglas, Fayette, Forsyth, Fulton, Gwinnett, Haralson, Heard, Henry, Jasper, Lamar,
Meriwether, Newton, Paulding, Pickens, Pike, Rockdale, Spalding, and Walton Counties.

We believe the Subject will experience leakage from outside the PMA boundaries; however, per
the 2015 market study guidelines, we have not accounted for leakage in our demand analysis
found later in this report. The furthest PMA boundary from the Subject site is approximately 6.9

miles.

Novogradac & Company LLP 25



E. COMMUNITY DEMOGRAPHIC DATA



Antioch Summit, Stone Mountain, GA; Market Study

COMMUNITY DEMOGRAPHIC DATA

The following sections will provide an analysis of the demographic characteristics within the
market area. Data such as population, households and growth patterns will be studied to
determine if the Primary Market Area (PMA) and Metropolitan Statistical Area (MSA) are areas
of growth or contraction. The discussions will also describe typical household size and will
provide a picture of the health of the community and the economy. The following demographic
tables are specific to the populations of the PMA and MSA.

1. Population Trends

The following tables illustrate (a) Total Population, (b) Population by Age Group, and (c)
Number of Elderly and Non-Elderly within population in MSA, the PMA and nationally from
2000 through 2019.

TOTAL POPULATION
Atlanta-Sandy S prings-Ros well,
Year PMA GA MSA USA
Number Annual Change Number Annual Change Number Annual Change

2000 156,989 - 4,263,438 - 281,421,906 -

2010 156,058 -0.1% 5,286,728 2.4% 308,745,538 1.0%

2015 156,279 0.0% 5,467,379 0.7% 314,467,933 0.4%

Projected Mkt Entry 0 0

December 2017 158,537 0.6% 5,602,733 1.5% 321,340,837 0.9%

2019 160,016 0.5% 5,790,724 1.2% 325,843,774 0.7%

Source: ESRI Demographics 2015, Novogradac & Company LLP, April 2015

TOTAL SENIOR POPULATION (55+)
Atlanta-Sandy S prings-Ros well,

GA MSA
Number Annual Change Number Annual Change Number Annual Change
2000 16,970 - 646,403 - 59,266,437 -
2010 29,105 7.2% 1,028,311 5.9% 76,750,713 3.0%
2015 34,403 3.5% 1,190,600 3.0% 83,352,075 1.6%
Projected Mkt Entry 0 0 0
December 2017 38,055 4.4% 1,312,997 4.3% 89,662,805 3.1%
2019 40,447 3.5% 1,393,188 3.4% 93,797,421 2.5%

Source: ESRI Demographics 2015, Novogradac & Company LLP, April 2015
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POPULATION BY AGE GROUP

Projected Mkt
Age Cohort Entry December
2017

0-4 12,332 10,699 10,164 10,315 10,414

5-9 13,974 11,004 10,556 10,400 10,298
10-14 13,761 12,235 11,080 10,936 10,841
15-19 12,382 12,881 11,468 11,101 10,860
20-24 10,724 11,136 12,469 11,847 11,439
25-29 12,480 10,754 11,576 12,506 13,116
30-34 14,135 10,690 10,517 11,008 11,329
35-39 15,497 11,328 10,089 10,367 10,549
40-44 13,922 11,641 11,013 10,301 9,834
45-49 11,782 12,655 11,025 10,625 10,363
50-54 9,031 11,930 11,922 11,079 10,527
55-59 5,519 10,156 10,860 11,074 11,214
60-64 3,742 7,635 8,991 9,607 10,010
65-69 2,633 4,584 6,439 7,310 7,881
70-74 1,981 2,735 3,657 4,741 5,452
75-79 1,478 1,802 2,113 2,680 3,051
80-84 892 1,211 1,272 1,461 1,585

85+ 725 982 1,071 1,182 1,254
Total 156,990 156,058 156,282 158,539 160,017

Source: ESRI Demographics 2015, Novogradac & Company LLP, April 2015

NUMBER OF ELDERLY AND NON-ELDERLY

Atlanta-Sandy Springs-Roswell, GA MSA
Total Population Non-Elderly Elderly (55+)  Total Population Non-Elderly Elderly (55+)

2000 156,990 140,020 16,970 4,263,438 3,617,035 646,403
2010 156,058 126,953 29,105 5,286,728 4258417 1,028,311
2015 156,282 121,879 34,403 5,467,379 4,276,779 1,190,600
Projected Mkt Entry
December 2017 158,539 120,484 38,055 5,662,733 4,349,736 1,312,997
2019 160,017 119,570 40,447 5,790,724 4,397,536 1,393,188

Source: ESRI Demographics 2015, Novogradac & Company LLP, April 2015

Total population in the PMA is projected to increase at a 0.5 percent annual rate from 2015 to
2019, a growth rate below that of the MSA and the nation as a whole during the same time
period. However, senior population growth in the PMA is expected to increase at an annual rate
of 3.5 percent from 2015 through 2019, which is considered robust when compared to the nation.
Senior population growth in the PMA will outpace that of the MSA and nation as a whole
through 2019. The strong growth in senior population in the PMA is a positive indication for
future demand.
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2. Household Trends

2a. Total Number of Households, Average Household Size

TOTAL NUMBER OF HOUSEHOLDS
Atlanta-Sandy Springs-Roswell,

GA MSA
Number Annual Change Number Annual Change Number Annual Change

2000 52,773 - 1,566,711 - 105,991,193 -

2010 55,810 0.6% 1,943,885 2.4% 116,716,292 1.0%

2015 56,230 0.1% 2,010,072 0.6% 118,979,182 0.4%
Projected Mkt Entry 57,303 0.8% 2,083,924 1.5% 121,689,300 0.9%

December 2017
2019 58,006 0.6% 2,132,309 1.2% 123,464,895 0.8%

Source: ESRI Demographics 2015, Novogradac & Company LLP, April 2015

TOTAL NUMBER OF HOUSEHOLDS 55+
Atlanta-S andy Springs-Roswell,

Year PMA GA MSA USA
Number Annual Change Number Annual Change Number Annual Change

2000 10,046 - 396,452 - 36,970,817 -

2010 17,354 7.3% 612,737 5.5% 45,892,687 2.4%

2015 19,808 2.7% 684,282 2.2% 50,249,306 1.8%
Projected Mkt Entry 22,026 46% 768,662 5.1% 54,073,162 3.1%

December 2017
2019 23,479 3.7% 823,945 4.1% 56,578,447 2.5%

Source: ESRI Demographics 2015, Novogradac & Company LLP, April 2015

AVERAGE HOUSEHOLD SIZE
Atlanta-S andy Springs-Roswell,

GA MSA

Year Number Annual Change Number Annual Change Number Annual Change

2000 292 - 2.67 - 2.58 -

2010 272 -0.7% 2.68 0.0% 2.58 0.0%

2015 271 -0.1% 2.68 0.0% 2.58 0.0%
Projected MKt Entry 2.70 -0.2% 2.68 0.0% 2.57 0.0%

December 2017
2019 2.69 -0.1% 2.68 0.0% 2.57 0.0%

Source: ESRI Demographics 2015, Novogradac & Company LLP, April 2015

Similar to population trends, total household growth in the PMA is projected to increase at a rate
below that of the MSA and nation as a whole through 2019. However, projected senior
household growth of 3.7 percent annually between 2015 and 2019 in the PMA is significantly
higher than the projected general household growth during the same time period. Senior
household growth in the PMA and MSA will increase at a rate greater than households of all
ages over the next several years. The average household size in the PMA is projected to decline
slightly in the PMA with a nominal annual change of 0.1 percent. The average household sizes
in the MSA and nation are projected to remain stable through 2019.
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2b. Households by Tenure
The table below depicts senior household growth by tenure from 2010 through 2019.

TENURE PATTERNS - ELDERLY POPULATION (AGE 55+)

PMA Atlanta-Sandy Springs-Roswell, GA MSA
Owner-Occupied Units  Renter-Occupied Units ~ Owner-Occupied Units  Renter-Occupied Units
Year Number  Percentage  Number  Percentage  Number  Percentage  Number  Percentage
2010 13,156 75.8% 4,198 24.2% 479,032 782% 133,705 21.8%
2015 14,721 74.3% 5,087 25.7% 531,280 77.6% 153,002 22.4%
Projected Mkt Entry ¢ 5 74.1% 5712 25.9% 595,828 77.5% 172,834 2.5%
December 2017
2019 17,358 73.9% 6,122 26.1% 638,118 77.4% 185,826 22.6%

Source: ESRI Demographics 2015, Novogradac & Company LLP, April 2015

Owner-occupied housing units dominate the PMA and MSA. However, the percentages of
senior renter-occupied housing units in the both the PMA and MSA are significantly higher than
the national average of approximately 13 percent. The percentage of renter-occupied units in the
PMA is expected to increase through 2019, which is a positive indication of future demand for
affordable senior housing.

2c. Households by Income
The following table depicts senior renter household income in 2010, 2015, December 2017, and

2019 for the PMA.

RENTER HOUSEHOLD INCOME DISTRIBUTION 55+ - PMA

Projected Mkt Entry
Income Cohort 2010 2015 December 2017 2019
Number Percentage Number Percentage Number Percentage Number Percentage
$0-9,999 578 13.8% 896 17.6% 1,039 18.2% 1,133 18.5%
$10,000-19,999 769 18.3% 1,047 20.6% 1,242 21.7% 1,370 22.4%
$20,000-29,999 680 16.2% 964 18.9% 1,091 19.1% 1,175 19.2%
$30,000-39,999 524 12.5% 606 11.9% 699 12.2% 759 12.4%
$40,000-49,999 416 9.9% 476 9.4% 526 9.2% 559 9.1%
$50,000-59,999 265 6.3% 292 5.7% 307 54% 316 52%
$60,000-74,999 365 8.7% 303 6.0% 297 52% 293 4.8%
$75,000-99,999 279 6.6% 248 4.9% 256 4.5% 261 43%
$100,000-124,999 153 3.6% 119 2.3% 116 2.0% 115 1.9%
$125,000-149,999 59 1.4% 51 1.0% 55 1.0% 58 0.9%
$150,000-199,999 86 2.0% 63 1.2% 60 1.1% 58 0.9%
$200,000+ 24 0.6% 22 0.4% 24 0.4% 25 0.4%
Total 4,198 100.0% 5,087 100.0% 5,712 100.0% 6,122 100.0%

Source: Ribbon Demographics 2015, Novogradac & Company LLP, April 2015

Approximately 57 percent of senior renter households in the PMA earn less than $30,000. Since
the Subject’s 50 percent AMI units will operate with subsidy, income limits for these units will
range from $0 to $27,300. The income limits for the non-subsidized LIHTC units will range
from $21,750 to $32,760. The minimum income limits for the market rate units will be $24,000
and there will not be a maximum income limit for these units. As such, all renter households
will income qualify to reside at one of the Subject’s unit types, and the Subject should be well-
positioned to service this market. It should be noted that the area median income (AMI) in
DeKalb County declined in 2013 and 2014 but increased 6.1 percent in 2015.
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2d. Renter Households by Number of Persons in the Household
The following table illustrates the number of persons per household among senior renter
households.

RENTER HOUSEHOLDS BY NUMBER OF PERSONS 55+ - PMA

2010 2015 Projected Mkt Entry 2019
December 2017
Number Percentage Number Percentage Number Percentage Number Percentage
With 1 Person 1,786 42.6% 2,259 44.4% 2,588 45.3% 2,803 45.8%
With 2 Persons 1,218 29.0% 1,427 28.1% 1,602 28.0% 1,716 28.0%
With 3 Persons 517 12.3% 597 11.7% 657 11.5% 696 11.4%
With 4 Persons 320 7.6% 384 7.5% 404 7.1% 417 6.8%
With 5+ Persons 356 8.5% 420 8.3% 462 8.1% 490 8.0%
Total Renter 4,198 100.0% 5,087 100.0% 5,712 100.0% 6,122 100.0%

Source: Ribbon Demographics 2015, Novogradac & Company LLP, April 2015

The largest senior renter household cohort has remained a one-person household since 2010,
followed by two and three-person households. These three cohorts are projected to remain the
largest through 2019. In 2015, the one and two-person households accounted for approximately
73 percent of renter households in the PMA. The Subject will target one and two-person
households. Therefore, the strong presence of one to two-person renter households in the PMA
bodes well for the Subject’s units.

2e. and f. Elderly and HFOP

Per DCA’s guidelines, elderly household populations will be based on households who are 62
years and older and HFOP populations will be based on households who are 55 years or older
according to the census.

Conclusion

The PMA is expected to experience strong senior population and household growth from 2015
through 2019. Senior population growth in the PMA is expected to increase at an annual rate of
3.5 percent from 2015 through 2019. Senior population growth in the PMA will outpace senior
population growth of the MSA and nation through 2019. Owner-occupied housing units
dominate the PMA and MSA. However, the percentages of senior renter-occupied housing in
the both the PMA and MSA are significantly higher than the national average of approximately
13 percent. The percentage of renter-occupied units in the PMA is expected to increase through
2019, which is a positive indication of future demand for affordable senior housing.
Approximately 57 percent of senior renter households in the PMA earn less than $30,000. Since
the Subject’s 50 percent AMI units will operate with subsidy, income limits for these units will
range from $0 to $27,300. The income limits for the non-subsidized LIHTC units will range
from $21,750 to $32,760. The minimum income limits for the market rate units will be $24,000
and there will not be a maximum income limit for these units. As such, all renter households
will income qualify to reside at one of the Subject’s unit types, and the Subject should be well-
positioned to service this market.
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F. EMPLOYMENT TRENDS



Antioch Summit, Stone Mountain, GA; Market Study

EMPLOYMENT TRENDS

The Subject is located in Stone Mountain, DeKalb County, Georgia. The Subject, as proposed,
will be a senior property with income limits in addition to offering some market rate units.
Therefore, we expect the majority of the tenants at the Subject will be retired or work part-time
jobs. The following illustrates recent job growth and employment trends in the region.

According to the 2014 fourth quarter Reis report on Atlanta, “for years, the Atlanta area
economy was a major growth juggernaut attracting out-of-area business and seeing high rates of
job growth though robust residential development spread rapidly throughout suburban and
exurban reaches. Even before the recession, however, expectations of future expansion were
being downgraded. While Atlanta often defied the projections for slower growth, post-recession
job creation has not matched the boom-like trends common earlier. That said, however, the
economy continues to show considerable strength. The city itself, now replete with
redevelopment projects, remains dynamic with a broad-ba