II.  EXECUTIVE SUMMARY

This report evaluates the market feasibility of the proposed Riverside Gardens apartments in Macon, Georgia.  The proposed project involves rehabilitation of 75 existing apartment units.  Once renovated, the project will operate as Ashton Riverside and operate under the Low-Income Housing Tax Credit   (LIHTC) program, targeting households with incomes of up to 60% of Area Median Household Income (AMHI).  As proposed, the project offers one- through four-bedroom units with rents between $475 to $725 per month.  Currently, the project is 100.0% occupied and operates under the HUD Section 8 program, which it will continue to do so even after renovations are complete.

Based on the findings reported in this market study, it is our opinion that a market exists for the subject project as it currently operates (HUD Section 8), but that the project will have some difficulty operating exclusively as a LIHTC project.  Our GDCA-formatted demand analysis by percent AMHI for the proposed units to operate exclusively as Tax Credit indicates moderate support with a 24.4% capture rate.  Further, when demand is conducted by bedroom type, there appears to be limited support for the three-bedroom units at 60% AMHI without PBRA.  The capture rate for these particular units is 48.4%, while the capture rate for all of the other Tax Credit units without PBRA are under 25.0%.  

While most of the proposed Tax Credit units at the site are marketable and could lease-up within 15 months (assuming all of the units were vacated and had to be re-rented) following renovations, the 30 three-bedroom units at 60% AMHI without PBRA would experience a long lease-up period.  Therefore, it is recommended that the number of units at 60% AMHI be re-apportioned to other targeted income levels.  

In addition, we believe that the high vacancy rate (11.6%) within the non-subsidized market will limit the subject project’s ability to fully lease-up as a Tax Credit project.  Therefore, the subject project needs to maintain its HUD Section 8 subsidy to ensure that it maintains a high occupancy rate. 

The project will be competitive within the market area in terms of unit amenities and unit sizes.  However, the proposed rents will not be perceived as a value in the marketplace.  This is demonstrated in Section IV.  Other than re-apportioning some of the three-bedroom units at the 60% to another targeting income level, we recommend rents be reduced to at least market-rent levels.  

According to statistics provided by the Bureau of Labor Statistics, and based on interviews with representatives of the local area Chamber of Commerce, the Bibb County area has experienced both positive job growth (4.3% increase) and a declining unemployment rate (4.9% to 4.4%) between 2002 and 2003.  The state of Georgia has also experienced an improvement during this time.  It is anticipated that as the national economy improves, the Bibb County economy will also continue to improve.  The improving economy should increase demand for housing in the market.

The subject site fits in well with surrounding land uses.  It is located in a nice residential area within the city of Macon.  The site is also located within close proximity to numerous commercial and retail opportunities.  The site’s close placement to Riverside Drive, a major arterial avenue within the city of Macon, also considerably adds to the marketability of the site.

The site is within close proximity to shopping, employment, recreation, entertainment, and education opportunities.  Social services, public transportation, and public safety services are all within 2.0 miles of the site.  The site has convenient access to major highways.  Overall, we anticipate that the site’s location and proximity to community services will continue to have a positive impact on the marketability of the site.
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