The project as proposed has a very high capture rate for the 34 units at 50% AMHI, primarily due to the lack of age and income qualified renters within the Milledgeville site PMA.  We believe these units will be absorbed but at a very slow rate of 1.5 to two units per month.

The developer should reduce the total number of units (primarily the units at 50% AMHI) from a total of 54 units to between 37 and 40 units to decrease the expected time to reach a stabilized occupancy of 90%.

Even though the unit and project amenities meet the needs of seniors (such as emergency pull cords and a fitness center), the developer should consider adding a mix of one and two-bedroom units to more adequately address the optimum demand by bedroom type for senior households within the Milledgeville PMA is 55% one-bedrooms, 35% two-bedrooms and 10% three-bedrooms.  Adding one-bedroom units would make the project more attractive to senior renters and accelerate the absorption period.

Given the occupancy of affordable developments within the Site PMA, the proposed project will offer a housing alternative to low-income households that is not readily available.  As shown Project Specific Demand Analysis section of this report, with penetration rates ranging from 9.8% to 57.6% of income-qualified households in the market, there is sufficient support for the proposed development.  It is likely that there will be income-qualified senior households residing at the two existing family Tax Credit projects within the Milledgeville Site PMA and a few of these senior households may opt out of the existing project to the proposed project, negatively impacting the existing projects.  According to the management, there are 8 to 10 senior households residing at these properties and if some households were to vacate their apartments to live at the age restricted community, the apartment would be filled from their 3 to 6 month waiting list. Therefore, the impact of the proposed project on the existing Tax Credit project would be minimal.

