







June 30, 2004

Mr. David Bartlett

Georgia Housing and Finance Authority

60 Executive Parkway South, Suite 250

Atlanta, Georgia 30329

Re:  Market Feasibility of Woodvale I and Overlook Pointe, (Cordele, Georgia)

Dear Mr. Bartlett:

This letter is in regards to the two market feasibility studies submitted to the Georgia Housing and Finance Authority regarding Woodvale I and Overlook Pointe in Cordele, Georgia completed by our firm, Vogt Williams & Bowen, LLC and dated June 30, 2004.  Our analysis indicates there is sufficient support for both developments as proposed.  

The Woodvale I project as proposed includes the renovations to the existing RD-515, 40-unit development that is restricted to seniors age 62 and older.  The development features 32 one-bedroom/one-bath garden units and eight two-bedroom/one-bath garden units.  The property will qualify tenants 30%, 50% and 60% of AMHI, with thirty-seven units receiving Rental Assistance.  Following Georgia demand component guidelines produces an overall capture rate of 6.9%.  The capture rate for the 5 units at 30% of AMHI is 1.1%, while the capture rate for the 14 units at 50% is 2.5%, and the capture rate for the 18 units at 60% of AMHI is 2.9%.  These units receive project based Rental Assistance.  The three units that will not receive project based Rental Assistance will qualify tenants at 50% of AMHI and have a capture rate of 2.3%.  The income appropriate range required to qualify for the units receiving project based Rental Assistance at 30%, 50% and 60% of AMHI is $0-$10,740, $0-$17,900, and $0-$21,480 respectively.  The income appropriate range for the units at 50% of AMHI that will not receive Rental Assistance is $10,770-$17,900.    
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Overlook Point, as proposed, includes the new construction of a 56-unit development, restricted to seniors, age 55 and older.  The development will feature 28 one-bedroom/one-bath garden units and 28 two-bedroom/two-bath garden units.  The property will qualify tenants 30%, 50% and 60% of AMHI.  There is no project based Rental Assistance offered at this proposed project.  Following Georgia demand component guidelines produces an overall capture rate of 24.8%.  The capture rate for the 6 units at 30% of AMHI is 4.7%, while the capture rate for the 23 units at 50% is 24.7%, and the capture rate for the 27 units at 60% of AMHI is 31.4%.  The income appropriate range required to qualify at 30%, 50% and 60% of AMHI is $7,530-$10,740, $12,570-$17,900, and $13,320-$21,480 respectively.

As evidenced by the capture rates of the two projects, Woodvale I Apartments has a lower capture rate due to the project based Rental Assistance, which allows for a greater range of qualifying incomes.  Overlook Pointe will not offer any rental-assisted units, thus targeting a potentially higher-income senior population, and offering an affordable housing choice that currently is not available in the market.

In terms of proposed rents, Woodvale I rents are lower than the proposed gross rent at Overlook Pointe.  The proposed gross rents at Woodvale I are $251 (30% of AMHI) and $359 (50% and 60% of AMHI) for the one-bedroom units, and $301 (30% of AMHI) and $414 (50% and 60% of AMHI) for the two-bedroom units.  However, 37 of the 40 units at Woodvale I receive Rental Assistance.  The proposed gross rents at Overlook Pointe are $251 (30% of AMHI) and $419 (50% and 60% of AMHI) for the one-bedroom units and $304 (30% of AMHI) and $470 (50% and 60% of AMHI) for the two-bedroom units.  The proposed gross rent at Woodvale I are more competitive, however only three units do not have project based Rental Assistance and will compete with the proposed project at Overlook Pointe.

In regards to unit and project amenities Overlook Pointe is more competitive than Woodvale I.  The proposed units at Overlook Pointe will have 760 square feet in the one-bedroom units and 1,000 square feet in the two-bedroom units, while the competitive units at Woodvale I are smaller at 665 square foot one-bedroom unit and 826 square foot two-bedroom unit.  Overlook Pointe will offer more project amenities than Woodvale I.  Both projects will offer on-site management, clubhouse, computer center, exercise room, laundry facilities, walking path, and community garden, while in addition, Overlook Pointe, will have a gazebo, shuffle board court, resource room/library, picnic/barbecue area, covered patio, and dance floor.         
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Our conclusions indicate there is adequate support for both developments to operate as LIHTC projects concurrently in the market as proposed.  In regards to unit and project amenities, Overlook Pointe is more competitive than Woodvale I, while the rents at Woodvale I are more competitive.  With the project based Rental Assistance at Woodvale I, these units will not compete with the units at Overlook Pointe.    

Again, we anticipate there is sufficient support at this time for both developments as proposed.  If you have additional questions regarding our conclusion please call.

Respectfully,

Wendy Curtin

WC

