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December 18, 2017 
 
 
 

Ms. Julie C. Tyler 
Vice President | Deputy Chief 
Grandbridge Real Estate Capital, LLC 
5000 West 95th Street, Suite 250 
Prairie Village, KS 66207 
 
RE: HUD 221(d)(4) Firm Commitment Appraisal – Leasehold Estate 

The Preserve at Chatham Parkway Apartments 
A Proposed 144-unit LIHTC Multifamily Development 

 1325 Chatham Parkway 
Savannah, GA 31405 

 
Dear Ms. Tyler:  

In accordance with your request, I have compiled the necessary data to complete a Firm Commitment 
Appraisal on the above referenced property.  In preparing this assignment, I have inspected the subject 
site, reviewed plans and specifications for the subject improvements, assembled data relative to local 
economic trends, analyzed pertinent demographics, and surveyed the competitive multifamily market to 
gather information on rents, occupancies, and expenses for the local multifamily market.   

The data and analyses herein represent an Appraisal Report communicating a Firm Commitment format.  
This report conforms to the requirements of the U.S. Department of Housing and Urban Development 
(HUD) Multifamily Accelerated Processing (MAP) program, particularly with regard to Chapter 7, Valuation 
Analysis.  This Appraisal Report is prepared in conformance with the Uniform Standards of Professional 
Appraisal Practice (USPAP) of the Appraisal Standards Board of the Appraisal Foundation along with the 
standards and ethics of the Appraisal Institute as well as Title XI of the Financial Institutions Reform, 
Recovery and Enforcement Act (FIRREA) of 1989.  This appraisal assignment requires my expertise in 
analyzing comparable market data to develop income and expense components of the Income 
Capitalization Approach and to estimate land value.  In accordance with the MAP Guide, I have not 
estimated a market value for the subject property Upon Completion of Construction.  An estimate of 
Replacement Cost New and Initial Operating Deficit has been included within the report.  

The subject property is a proposed 144-unit Low Income Housing Tax Credit (LIHTC) multifamily 
development comprised within five residential buildings to be situated on a 15.907-acre site in Savannah, 
Chatham County, Georgia.  The development is to be named The Preserve at Chatham Parkway and will 
offer twelve (12) one-bedroom/one-bath units, eighty-four (84) two-bedroom/one-bath units, and forty-
eight (48) three-bedroom/two-bath garden units in four (3) three-story walk-up buildings and one (1) four-
story elevator building.  Project amenities will include a clubhouse with leasing office, community 
space/media room, fitness center, business center, laundry facility, and two outdoor patio spaces with 
picnic and recreation areas. 

I appreciate this opportunity to be of service. If additional information or explanation is necessary, please 
contact me.  I look forward to the opportunity of continuing to serve your appraisal needs in the future. 

Respectfully submitted, 

 
 
Nelson C. Pratt, MAI 
Georgia Certified General  
Real Estate Appraiser (338202) 

Hodges and Pratt Company, PC 

1528 Coleman Road 
Knoxville, Tennessee 37909 

P: 865.673.4840  F: 865.673.0188 

www.hodgesandpratt.com 



FIRM COMMITMENT APPRAISAL 
THE PRESERVE AT CHATHAM PARKWAY– SAVANNAH, GA 

HODGES & PRATT COMPANY, P.C.   

TABLE OF CONTENTS 
SUMMARY OF SIGNIFICANT FACTS .................................................................................................... 1 
PROPERTY IDENTIFICATION................................................................................................................ 4 

Ownership History ........................................................................................................................................... 4 
PURPOSE AND INTENDED USE OF APPRAISAL ................................................................................ 5 
PROPERTY RIGHTS APPRAISED ......................................................................................................... 5 
APPRAISAL SCOPE AND REPORTING ................................................................................................ 6 

Dates of Appraisal ........................................................................................................................................... 7 
Extraordinary Assumptions and Hypothetical Conditions ................................................................................ 7 
Competency Provision ..................................................................................................................................... 7 

CONCEPT DEFINITIONS ........................................................................................................................ 8 
AREA DATA AND ANALYSIS ................................................................................................................. 9 
HOUSING TRENDS .............................................................................................................................. 18 
MULTIFAMILY MARKET OVERVIEW ................................................................................................... 22 
NEIGHBORHOOD DESCRIPTION AND ANALYSIS ............................................................................ 26 
SITE DESCRIPTION ............................................................................................................................. 30 

Utilities ........................................................................................................................................................... 30 
Flood Map Information ................................................................................................................................... 31 
Zoning ............................................................................................................................................................ 31 
Real Estate Taxes ......................................................................................................................................... 32 

IMPROVEMENT DESCRIPTION .......................................................................................................... 36 
REMAINING ECONOMIC LIFE ............................................................................................................. 38 
HIGHEST AND BEST USE.................................................................................................................... 40 

Highest and Best Use as Vacant ................................................................................................................... 41 
Highest and Best Use as Improved ............................................................................................................... 41 

COMPARABLE RENTAL DATA ............................................................................................................ 42 
HUD 92273 Market-Rate Operations ............................................................................................................. 43 
Market Rent Analysis ..................................................................................................................................... 47 

OTHER INCOME ................................................................................................................................... 54 
OCCUPANCY ........................................................................................................................................ 54 
ABSORPTION ....................................................................................................................................... 55 
PROJECTED OPERATING EXPENSES .............................................................................................. 56 

HUD 92274 – Operating Expense Worksheet ............................................................................................... 57 
Operating Expense Analysis .......................................................................................................................... 59 
Expense Summary for the HUD-92264.......................................................................................................... 62 

INCOME AND EXPENSE STATEMENT ............................................................................................... 63 
LAND VALUE ......................................................................................................................................... 64 
REPLACEMENT COST ......................................................................................................................... 66 

Appraiser’s Cost Estimate .............................................................................................................................. 67 
Section G-92264 – Estimate of Replacement Cost ........................................................................................ 68 
HUD-2328 – Contractor’s Cost Breakdown ................................................................................................... 69 

INITIAL OPERATING DEFICIT ............................................................................................................. 71 
HUD-92264 FORM ................................................................................................................................ 72 
ESTIMATE OF AFFORDABLE NOI ....................................................................................................... 80 

HUD 92273 LIHTC Operations ...................................................................................................................... 81 
Potential Gross Income Analysis – LIHTC ..................................................................................................... 85 
Occupancy Projection .................................................................................................................................... 90 
Other Income ................................................................................................................................................. 90 
Absorption ...................................................................................................................................................... 91 
HUD-92274 LIHTC Operations ...................................................................................................................... 93 
Operating Expense Analysis – LIHTC Operations ......................................................................................... 95 
Affordable Proforma Operating Statement ..................................................................................................... 99 
HUD-92264 – LIHTC Occupancy (pages 2-4) ............................................................................................. 100 

LEASED FEE INTEREST .................................................................................................................... 103 
GENERAL ASSUMPTIONS AND LIMITING CONDITIONS ................................................................ 104 
CERTIFICATION ................................................................................................................................. 106 
APPRAISER’S MAP CERTIFICATION ................................................................................................ 107 
ADDENDA ........................................................................................................................................... 108 



FIRM COMMITMENT APPRAISAL 
THE PRESERVE AT CHATHAM PARKWAY– SAVANNAH, GA 

HODGES & PRATT COMPANY, P.C.   

 
Engagement Letter   
Warranty Deed & Legal Description   
Purchase & Sale Agreement   
HUD Form 92264-T   
Subject Photographs   
Rental Comparables   
Land Sales   
ALTA Survey / Site Plan   
Building Plans   
Proforma   
Construction Costs    
Ground Lease   
2017 IREM Survey    
Qualifications of Appraiser    
   
   



FIRM COMMITMENT APPRAISAL 
THE PRESERVE AT CHATHAM PARKWAY– SAVANNAH, GA 

HODGES & PRATT COMPANY, P.C.   PAGE 1 

SUMMARY OF SIGNIFICANT FACTS 
Property Identification 

Name: The Preserve at Chatham Parkway Apartments 

Property Address: 1325 Chatham Parkway 
Savannah, Chatham County, GA 31405 

Tax Identification Number: 2-0834 -01-013 (Chatham County) 

Owner of Record: JCJH, LLC (under contract to Commonwealth Development 
Corporation of America) 

Appraisal Report Information 

Purpose of the Appraisal: Estimate Market Value; Projected Income/Expenses  under both 
market-rate and affordable operations; Land Value, IOD, Costs 

Report Format: Appraisal Report for compliance within a HUD 221(d)(4) Firm 
Commitment Application 

Property Rights Appraised: Leasehold Estate 

Client: Grandbridge Real Estate Capital, LLC  

Intended User of the Appraisal: Grandbridge Real Estate Capital, LLC, and HUD 

Intended Use of the Appraisal: As an aid in the estimation of market value of the subject 
property for use by the client and/or participants in conjunction 
with their firm commitment application 

Appraisal Dates  

Date of Inspection: October 13, 2017 

Issuance of Report: December 18, 2017 

Site Information 

Site Area: 15.907 Acres (12.051 Net Acres) 

Topography: Level to gently rolling, mostly wooded 

Zoning: PUD-M-12, Planned Unit Development Multifamily 

Flood Zone Information: According to Federal Emergency Management Agency (FEMA) 
flood insurance rate map #13051C0145F, dated September 26, 
2008, the subject site is located in Zones AE-11 (inside the 100-
year flood zone), X_500 (inside the 500-year flood zone), and X 
(outside the 500-year flood zone) 

Improvement Information 

Structure Design: Four (4) three-story walk-up buildings and one (1) four-story 
elevator building offering 144 units plus a one-story clubhouse 

Construction Type:  Wood-frame buildings with fiber cement siding and stone 

Year Built:  Proposed (2019 completion projected) 

Project Amenities: Clubhouse with leasing office, community room, fitness center, 
business center, laundry facility, and two outdoor patio spaces 
with picnic and recreation areas 

Unit Features: Balcony/patio with additional storage (garden units only), 
washer/dryer connections, equipped kitchens, central heat and 
air conditioning 
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Unit Mix 

 
 

Pertinent Monthly Rents 
 

 

 

Summary of Projected Market Rents – Market-Rate and LIHTC Operations 

 

Total
NSF

1BR / 1BA - Garden 12 751 9,012 8%

2BR / 1BA - Elevator 40 928 37,120 28%

2BR / 1BA - Elevator 8 928 7,424 6%

2BR / 1BA - Garden 36 912 32,832 25%

3BR / 2BA - Garden 48 1,097 52,656 33%

144 966 139,044 100%

The Preserve at Chatham Parkway
- Unit Mix & Square Footage -

No. of
Units

Unit
Net SF

Unit
RatioUnit Type

Total / Avg.

 UnitType
Total
Units

Max Allowable
LIHTC Rents at

60% AMI

Developer's 
Proforma 60%
LIHTC Rents

Estimated
Achievable 60%

LIHTC Rents

Appraiser's
Estimated

Market Rent
1BR / 1BA-G 12 $685 $650 $675 $1,035

2BR / 1BA-E 40 $816 $800 $800 $1,175

2BR / 1BA-E 8 $816 $800 $800 $1,175

2BR / 1BA-G 36 $816 $800 $800 $1,150

3BR / 2BA-G 48 $936 $925 $935 $1,300

The Preserve at Chatham Parkway
- Pertinent Monthly Rents -

Unit Mix
Market
Rent

Rent
Per SF

1BR / 1BA-G 12 8% 834 $1,035 $1.24 149,040$      

2BR / 1BA-E 40 28% 963 $1,175 $1.22 564,000$      

2BR / 1BA-E 8 6% 963 $1,175 $1.22 112,800$      

2BR / 1BA-G 36 25% 1,019 $1,150 $1.13 496,800$      

3BR / 2BA-G 48 33% 1,219 $1,300 $1.07 748,800$      

144 100% 1,052 $1,199 $1.14 2,071,440$   

The Preserve at Chatham Parkway
- Estimated Market Rents & Potential Gross Annual Income -

Gross Annual
Rental Income

Unit
Ratio

No. of
Units

HUD 
Gross

Total / Average
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Summary of Income & Expenses –Market-Rate and LIHTC Operations 

 

 
 

 
 
 

Land Value Estimate :  $1,150,000 ($8,000 / Unit) 
 
Initial Operating Deficit:  $176,263 

Unit Mix
Achievable 

Rent
Rent

Per SF

1BR / 1BA-G 12 8% 834 $675 $0.81 97,200$       

2BR / 1BA-E 40 28% 963 $800 $0.83 384,000$      

2BR / 1BA-E 8 6% 963 $800 $0.83 76,800$       

2BR / 1BA-G 36 25% 1,019 $800 $0.79 345,600$      

3BR / 2BA-G 48 33% 1,219 $935 $0.77 538,560$      

144 100% 1,052 $835 $0.79 1,442,160$   Total / Average

The Preserve at Chatham Parkway
- Achievable LIHTC Rents & Potential Gross Income -

No. of
Units

Unit
Ratio

HUD 
Gross

Gross Annual
Rental Income

Amount Per Unit

2,071,440$    14,385$  

Other Income 61,200$        425$       

Total Gross Income 2,132,640$    14,810$  

Vacancy & Credit Loss @ 7% (149,285)$      (1,037)$   

Effective Gross Income 1,983,355$    13,773$  

Total Expenses (incl. Reserves) (842,238)$      (5,849)$   

Operating Expense Ratio 42.5% 42.5%

Net Operating Income 1,141,117$    7,924$    

The Preserve at Chatham Parkway
- Summary of Projected Market Income & Expenses -

Potential Gross Rental Income

Category

Amount Per Unit

1,442,160$    10,015$  

Other Income 50,400$        350$       

Total Gross Income 1,492,560$    10,365$  

Vacancy & Credit Loss @ 7% (74,628)$       (518)$      

Effective Gross Income 1,417,932$    9,847$    

Total Expenses (incl. Reserves) (734,267)$      (5,099)$   

Operating Expense Ratio 51.8% 51.8%

Net Operating Income 683,665$       4,748$    

The Preserve at Chatham Parkway
- Summary of Projected LIHTC Income & Expenses -

Category

Potential Gross Rental Income
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PROPERTY IDENTIFICATION 
The proposed development will be recognized as The Preserve at Chatham Parkway 
Apartments and will contain 144 units in five apartment buildings containing 151,428 HUD gross 
square feet and 139,044 HUD net rentable square feet.  The development will be situated on a 
15.907-acre site located along the west side of Chatham Parkway in Savannah, Chatham 
County, Georgia.  

Proposed construction will reflect four (4) three-story, garden apartment buildings containing 96 
units, and one (1) four-story, elevator building containing 48 units.  The buildings will reflect 
wood frame construction with fiber cement siding and stone veneer exteriors. The proposed unit 
breakdown of the development will consist of twelve (12) one-bedroom/one-bath garden units, 
forty-eight (48) two-bedroom/one-bath elevator units, thirty-six (36) two-bedroom/one-bath 
garden units, and forty-eight (48) three-bedroom/two-bath garden units. Project amenities will 
include a clubhouse with leasing office, community room, fitness center, business center, 
laundry facility, and two outdoor patio spaces with picnic and recreation areas.  The complex will 
offer 263 surface parking spaces which equates to 1.82 spaces per unit.  Said amount is 
considered reasonable.  

 

The developer has been awarded Low Income Housing Tax Credits (LIHTC) and rents are to be 
restricted based upon 60% of Area Median Income (AMI).  The specific property address is 
1325 Chatham Parkway, Savannah, Chatham County, Georgia 31405.  Further identification is 
provided by the Chatham County Property Assessor’s Office as Parcel # 2-0834-01-013. 

Ownership History 

Appraisal standards require the analysis of any prior sales of the property within a three-year 
period preceding the date of appraisal.  In addition, any current agreement of sale, option, or 
listing of the property must also be disclosed.  According to Chatham County public records, the 
subject property is currently owned by JCJH, LLC, who acquired the property from Hendrix & 
Company, Inc., on August 21, 2013, for a recorded consideration of $10.  This transaction is 
recorded as Book 390X, Page 243 in the Chatham County Register of Deeds Office.  A copy of 
the warranty deed is included in the addenda. 

As per the purchase and sale agreement provided, the property is under contract between 
JCJH, LLC (Seller), and Commonwealth Development Corporation of America (Purchaser), for 
$1,100,000 which equates to $69,152 per acre or $7,639 per planned unit. The contract of the 
sale is expected to be assigned to an entity affiliated with the Housing Authority of Savannah 
(set up for this transaction) and is a Limited Member of the Borrower organization (IOI ground 
lease).  This entity will have the fee simple title to the subject land.  The entity of the HAS 
(lessor) will then lease the land to the borrower entity (lessee/tenant).   

Total
NSF

1BR / 1BA - Garden 12 751 9,012 8%

2BR / 1BA - Elevator 40 928 37,120 28%

2BR / 1BA - Elevator 8 928 7,424 6%

2BR / 1BA - Garden 36 912 32,832 25%

3BR / 2BA - Garden 48 1,097 52,656 33%

144 966 139,044 100%

The Preserve at Chatham Parkway
- Unit Mix & Square Footage -

No. of
Units

Unit
Net SF

Unit
RatioUnit Type

Total / Avg.
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It is my understanding that there is an initial ground lease payment at closing of the HUD loan, 
when the ground lease goes into effect, in the amount of $1,100,000 (equal to the purchase 
price).  Thereafter, the ground lease annual payment is $0 during the term of the loan.  This 
type of ground lease is common with Public Agencies for the promotion of affordable housing.  
As noted, the purchase price of the land site by the Housing Authority of Savannah, the fee 
simple owner/landlord of the subject site.  Due to the IOI with the public agency, there is no 
adjustment or adverse impact to the projected NOI or Replacement Value. A copy of the 
purchase agreement is included in the Addenda. 

PURPOSE AND INTENDED USE OF APPRAISAL 

The purpose of this appraisal assignment is to analyze comparable market data to develop 
income and expense components of the Income Capitalization Approach along with estimation 
of the land value.  I have not estimated a market value for the subject property Upon 
Completion.  It is my understanding that this appraisal will be utilized in conjunction with the firm 
commitment stage of a MAP application for a HUD-insured mortgage under Section 221(d)(4) of 
the National Housing Act.  Therefore, the conclusions in this report are applicable only to the 
site identified herein and only for the intended purpose identified herein.  I have addressed the 
land value of the subject site within this Firm Commitment Appraisal process.  The land value 
conclusion herein is reflective of the Fee Simple Interest of the property As-Is. I have also 
addressed the Replacement Cost New and Initial Operating Deficit.  The client is Grandbridge 
Real Estate Capital, LLC, and the intended users of this report are Grandbridge Real Estate 
Capital, LLC, and HUD.  Additional intended users of the report are Owner Preserve at Chatham 
Parkway Redevelopment, LLC and any of its current or future Members; Agency Partners: 
Georgia Department of Community Affairs (DCA) and Housing Authority of Savannah (Bond 
Issuer).  Since my client is Grandbridge, any communication or questions regarding the 
document must be with them.   

PROPERTY RIGHTS APPRAISED 
Real estate refers to the physical land and any appurtenances attached to that land. The term 
real property refers to all interests, benefits, and rights inherent in the ownership of physical real 
estate. A right or interest in real estate is also referred to as an estate. Interests vary, so real 
property is said to include a “bundle of rights” which include the right to use real estate, to sell it, 
to lease it, to enter it, to give it away, or to choose to exercise all or none of these rights. 

Below are definitions of the most common property rights held in real estate as utilized by the 
Appraisal Institute in The Appraisal of Real Estate, 14th Edition: 

 Fee Simple Estate:  "Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, eminent domain, police 
power, and escheat." 

 

 Leased Fee Estate:  "An ownership interest held by a landlord with the rights of use and 
occupancy transferred by lease to others. The rights of lessor (the leased fee owner) and the 
lessee (leaseholder) are specified by contract terms contained within the lease." 

 

Leasehold Estate:  “The interest held by the lessee (the tenant or renter) through a lease 
transferring the rights of use and occupancy for a stated term under certain conditions.” 

In the appraisal of conventional apartment complexes, which are encumbered by tenants’ 
monthly leases, the owner’s marketable interest is the leased fee estate.  However, due to the 
short-term nature of these leases, the leased fee estate is considered to be equivalent to the fee 
simple estate.  
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The estimated market value herein is of the subject property’s Leasehold Estate.  In the 
subject case, the Leasehold Interest comprises all the improvements made to the site.  There 
will be a new ground lease for a term of 77 years with a base rent of $1 per year during each 
year of the term of the lease.  

Estimation of the Leasehold Interest for the subject property has been conducted by first 
determining the Fee Simple Value of the site and improvements, then deducting the value of the 
Leased Fee Estate ($0 in this case).  The Leased Fee Interest comprises the present value of 
the ground lease described herein. 

APPRAISAL SCOPE AND REPORTING 
The scope of this real estate appraisal assignment includes the following: 

 A physical inspection of the subject property was made on October 13, 2017, with respect to 
physical characteristics, site characteristics, and surrounding land use patterns. As a result, this is 
the effective date of this report. 

 Research of the subject’s ownership history, taxation, zoning, legal description, and site and 
improvement data was undertaken. Ownership history of the subject and other parcels was 
researched through the Chatham County Register of Deeds Office.  Research of local county and 
municipal building permits was completed through the U.S. Census Bureau.  Tax information, 
including the current tax rates and values of the subject and competitors, was conducted via the 
Chatham County Assessor’s Office.  

 An analysis was made of the subject’s overall market conditions, neighborhood and regional 
characteristics, and supply and demand factors. 

 The Bureau of Labor and Workforce Development was the main sources for workforce, industry, 
and occupational information. The local Chamber of Commerce was another source for 
employment and wage data.   

 The U.S. Census and STDB/ESRI provided historical and projected population and household 
data as well as income and renter-occupied percentages.  

 Research of public records and interviews with real estate professionals, various property 
managers, and local appraisers was undertaken in order to locate and confirm comparable 
multifamily rental and absorption data.  The 2Q17 REIS report for the Savannah market 
supplemented the appraiser’s surveys of local rental data.  The rental rate projections are based 
upon comparables from the competing submarket.  This data set reflects the newest and most 
similar product to the proposed subject development.  During my inspection, I went to each of the 
properties for an exterior inspection.  Either a phone or in person interview was conducted with 
the managers of each location.   

 Analysis of the subject property and comparable market data was completed using appropriate 
appraisal techniques. Only the income and expense components of the Income Capitalization 
Approach were developed as outlined by HUD’s MAP requirements as they pertain to the firm 
commitment stage of loan processing for Section 221(d)(4) of the National Housing Act.  An 
adequate number of rent comparables are available in the immediate market to implement into 
the HUD-92273 form for estimation of market rent.  Four expense comparables were utilized on 
the HUD-92274.  Each of these properties is located in the Southeast Region.  Additional 
consideration has been given to the developer’s proforma and 2017 IREM report.   

 In accordance with the MAP Guide, a survey of competing LIHTC properties was conducted to 
project the achievable tax credit rents upon completion.  These comparables were placed on 
HUD-92273 form and a 92264-T.  A projection of the affordable net operating income was also 
included with support from the conventional expense comparables as well as the 2017 IREM 
report for Section 42 properties in Region IV.   
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 Research of vacant land sales purchased for the development of multifamily complexes was 
undertaken.  All of the sales activity was taken from in or around the Savannah or Charleston 
market.   The analysis herein includes five closed sales.  

 An estimated absorption rate has been included based upon historical lease-up activity in the 
Savannah market for comparable properties.  

 An estimate of the initial operating deficit has been included in accordance with the MAP Guide.  

 The data was organized and the report was communicated as a Firm Application Appraisal in an 
Appraisal Report format. 

 

Appraisal Reporting 

USPAP appraisal standards provide for two types of appraisal reporting: an Appraisal Report, or 
a Restricted Appraisal Report. An Appraisal Report documents all pertinent information 
necessary to clearly and accurately communicate the appraisal in a manner that will not be 
misleading and to allow the intended user to understand the report properly. A Restricted 
Appraisal report contains only statements of information significant to the solution of the 
appraisal problem, and should only be used when a single intended user has a knowledgeable 
understanding of the subject property and the appraisal problem. This report was developed as 
an Appraisal Report consistent with the reporting requirements set forth under Standard Rule 2-
2(a) of USPAP.   

Dates of Appraisal 

The effective date of the appraisal is the date at which the value estimate applies and 
establishes the market conditions that provide the context for the value opinion. The date of the 
report reflects the issuance date of the appraisal report and indicates the perspective of the 
appraiser on the market or property use conditions as of the effective date.  The date of this 
report is December 18, 2017; the effective date of the appraisal is October 13, 2017, which 
corresponds with market conditions evident as of the date of my final property inspection. 

Extraordinary Assumptions and Hypothetical Conditions 

An extraordinary assumption is an assumption, directly related to a specific assignment, which if 
found to be false, could alter the appraiser’s opinions or conclusions. Extraordinary assumptions 
presume as fact otherwise uncertain information about the property.  A hypothetical condition is 
a condition that is contrary to what exists, but is supposed for the purpose of analysis. 
Hypothetical conditions assume conditions contrary to known facts. 

For both cases, this information could include physical, legal, or economic characteristics of the 
subject property or about conditions external to the property, such as market conditions or 
trends, or the integrity of data used in the analysis. This report is made under no extraordinary 
assumptions, but the conclusions are based upon with the hypothetical condition assuming 
completion of construction in accordance with provided plans and specifications for the property 
as both conventional, market-rate and under affordable (LIHTC) operations. 

Competency Provision 

The Competency Rule of USPAP states that “prior to accepting or entering into an agreement to 
perform any assignment, an appraiser must properly identify the problem to be addressed and 
have the knowledge and expertise to complete an assignment competently.”  Competency 
applies to factors such as, but not limited to, an appraiser’s familiarity with a specific property 
type, a market, a geographic area, or an analytical method. 
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Hodges & Pratt Company, P.C., and the signatory hereto, has extensive expertise in the 
appraisal of properties similar to the subject, and the appraiser is deemed qualified by 
education, training and experience in the preparation of such reports to comply with the 
competency rule as required by USPAP.  The analyst has completed a number of multifamily 
assignments in various Georgia markets.  A list of markets worked in Georgia is listed below.  

 Atlanta 
 Marietta 
 Kennesaw 
 Smyrna 
 Cumming 
 Lithonia 
 Canton 

 Alpharetta 
 Columbus 
 Macon 
 Jonesboro 
 Lawrenceville 
 Decatur 
 Duluth 

 Tifton 
 McDonough 
 West Point 
 Warner Robins 
 Pooler/Savannah 
 Hinesville 
 Fort Oglethorpe 

 

CONCEPT DEFINITIONS 

Market Rent 

Market rent1, as used in this report, is defined as follows: 

The most probable rent that a property should bring in a competitive and open market 
reflecting all conditions and restrictions of the lease agreement, including permitted uses, 
use restrictions, expense obligations, term, concessions, renewal and purchase options, and 
tenant improvements (TIs). 

Market Value 

Market Value, as used in this report, is defined as follows: 

“The most probable price which a property should bring in a competitive and open market 
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this 
definition is the consummation of a sale as of a specified date and the passing of title 
from seller to buyer under conditions whereby: 

1. Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised, and acting in what they consider their own 

best interests; 
3. A reasonable time is allowed for exposure in the open market; 
4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 
5. The price represents the normal consideration for the property sold unaffected by special 

or creative financing or sales concessions granted by anyone associated with the sale. 
6. The value estimate provided herein is expressed in terms of cash or its equivalent.”2 

 

                                                 
1Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th Edition (Chicago: Appraisal Institute, 2010).  
2 Office of the Comptroller of the Currency, 12 CFR Part 34 Section 34.42 (f). 



FIRM COMMITMENT APPRAISAL 
THE PRESERVE AT CHATHAM PARKWAY– SAVANNAH, GA 

HODGES & PRATT COMPANY, P.C.   PAGE 9 

AREA DATA AND ANALYSIS 
The subject property is located in Savannah within 
Chatham County, Georgia.  Chatham County is 
located in the southeastern region of Georgia and 
covers an area of approximately 632 square miles.  
Savannah is in the central portion of the county 
(see map) and is included in the Savannah MSA.  
Savannah is 108 miles south of Charleston, South 
Carolina, 122 miles southeast of Augusta, Georgia, 
and 158 miles south of Columbia, South Carolina. 

Population 

The city of Savannah reflects a 0.29% annual 
increase in population over the ten-year period 
between 2000 and 2010 followed by an estimated 
1.24% annual rate from 2010 to 2017. The current population as of 2017 is 148,650 persons. 
Chatham County increased at a rate of 1.33% from 2000 to 2010 and is estimated to have 
increased at a rate of 1.41% over the seven-year period from 2010 to 2017. The Savannah MSA 
is estimated to have grown at a 1.67% annual rate over the seven-year period from 2010 to 
2017, and the state grew at a lower annual rate of 1.00%. As can be seen in the table below, 
growth over the next five years is expected to exceed the statewide rate for the city, county, and 
MSA.  

 

  

City of Savannah Chatham County 

  

Area 2000 2010 2017 Proj. 2022
Annual % Change 

2000-2010
Annual % Change 

2010- 2017
Annual % Change 

2017-2022
Gross % Change 

2017-2022

Savannah 132,330 136,286 148,650 157,166 0.29% 1.24% 1.11% 5.42%

Chatham County 232,048 265,128 292,686 312,334 1.33% 1.41% 1.30% 6.29%

Savannah MSA 293,000 347,611 390,757 422,926 2.88% 1.67% 1.58% 7.61%

Georgia 8,186,453 9,687,653 10,390,390 10,938,845 2.38% 1.00% 1.03% 5.01%
Source: U.S. Census Bureau/STDB Projections

Population Growth
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Economy 

The chart below displays the largest manufacturing employers in Chatham County. Gulfstream 
Aerospace Corporation tops the list with a total of 9,878 employees to include both direct and 
contract workers.  Said company has had their headquarters based in Savannah since 1967 
and has a manufacturing plant, servicing center, and research and development center in the 
area.  Other major manufacturing employers include International Paper (661 employees), JCB, 
Inc. (540 employees), Imperial Sugar (450 employees), Brasseler USA (405 employees), and 
Mitsubishi Hitachi (320 employees). 

 

The following chart lists the leading non-manufacturing companies in Chatham County.  
Healthcare is a major component of the local economy as evidenced by the state-of-the-art 
facilities at the Memorial Health University Medical Center and St. Joseph’s/Candler Health 
System that employ 4,775 and 3,400 persons, respectively.  Railroad and electrical utilities also 
provide a source of employment in the area.   

 

Employment

1 Gulfstream Aerospace Corp 9,878

2 International Paper 661

3 JCB Inc 540

4 Imperial Sugar 450

5 Brasseler USA 405

6 Mitsubishi Hitachi Power Systems Americas, Inc. 320

7 Strength of Nature Global, LLC 300

8 Weyerhaeuser 285

9 Derst Baking Company 274

10 Diamond Crystal Brands 250

11 Kerry Ingredients and Flavours 230

12 Roger Wood Foods, Inc. 190

13 Arizona Chemical 188

14 Johnson Matthey Process Technologies, Inc. 160

15 Lummus Corporation 156

16 EMD Chemical 151

17 The Industrial Company (TIC) Southeast 136

18 Coastal Concrete SE, LLC 125

19 Fuji Vegetable Oil, Inc. 106

20 Precision Machine of Savannah 103

21 River Streets Sweets 100

 Source:  SEDA, 2016

Company

Leading Manufacturing Employers in Chatham County

Employment

1 Memorial Health Medical Center 4,775

2 St. Joseph's/Candler Health System 3,400

3 Goodwill Industries of the Coastal Empire 800

4 Southcoast Medical Group 658

5 The Landings Club 480

6 Georgia Power Company - Coastal Region 455

7 TMX Finance 268

8 CSX (Savannah) 259

Source: SEDA, 2016

Company

Leading Non-Manufacturing Employers in Chatham County
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Government, military, and education employers provide a base of public sector jobs in the area. 
There are 5,773 civilian personnel associated with the Ft. Stewart/Hunter Army Airfield followed 
by the public schools which employ 5,654 persons.  Most of the military population in the region 
is located in Liberty County at the Ft. Stewart base. 

 

Industry sectors within Chatham County are diverse in that the area does not rely entirely or 
primarily upon a single industry. The largest industries are Government, Accommodation and 
Food Services, Health Care and Social Assistance and Retail Trade. Below is a chart showing 
employment by industry in 2015: 

 

  

Employment

1 Ft. Stewart/Hunter Army Airfield 5,773

2 Savannah-Chatham County Board of Education 5,654

3 City of Savannah 2,468

4 Savannah College of Art & Design 1,886

5 Chatham County 1,600

6 Georgia Ports Authority 1,080

6 Armstrong State University 886

7 Savannah State University 729

8 US Army Corps of Engineers 680

Source: SEDA, 2016

Leading Government, Military, & Education Employers

Company

Industry Employment
Total nonfarm employment 195,396       
  Private nonfarm employment 170,917       
    Forestry, fishing, and related activities *
    Mining *
    Utilities 355              
    Construction 7,569           
    Manufacturing 16,071         
    Wholesale trade 6,266           
    Retail trade 20,775         
    Transportation and warehousing 13,079         
    Information 2,770           
    Finance and insurance 6,531           
    Real estate and rental and leasing 8,020           
    Professional, scientific and technical services 8,506           
    Management of companies and enterprises 1,156           
    Administrative and waste management services 14,130         
    Educational services 5,417           
    Health care and social assistance 21,881         
    Arts, entertainment, and recreation 4,118           
    Accomodation and food services 22,408         
    Other services 11,407         
  Government and government enterprises 24,479         
    Federal, civilian 2,606           
    Military 5,886           
    State and local 15,987         

Chatham County Employment by Major Industry 2015

Source: U.S. Bureau of Economic Analysis
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Downtown Savannah:  Savannah's downtown area, which includes the Savannah Historic 
District, the Savannah Victorian Historic District and 22 park-like squares, is one of the largest 
National Historic Landmark Districts in the U.S.  Savannah attracts millions of visitors each year 
and is home to the Telfair Academy of Arts and Sciences, the First African Baptist Church, 
Temple Mickve Israel and the Central of Georgia Railway roundhouse complex, the oldest 
standing antebellum rail facility in America.  

Port of Savannah:  The Port of Savannah is the largest single container terminal in North 
America.  The port features two railroads (Norfolk Southern & CSX), 9,700 feet of contiguous 
berth space, over three million square feet of warehouse space available within 30 miles of the 
port, immediate access to two major interstates (I-16 and I-95), four-hour drive to major markets 
(Atlanta, Orlando, and Charlotte), and the largest concentration of import distribution centers on 
the East Coast. 

Employment 

Employment in the Chatham County was 125,450 in 2015 and grew to 129,185 in 2016.  The 
employment level has been increasing each year in Chatham County since 2010.  The 
employment level in 2015 for the MSA was 166,523 and the level for 2016 was 171,495, also 
increasing each year since 2010. Please see the graphs below for employment numbers for the 
past ten years. 
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The following chart outlines the annual unemployment rates for Chatham County, the Savannah 
MSA, Georgia, and the nation. 

 

The following chart outlines the unemployment rates for the twelve-month period from July 2016 
to June 2017 (the most current data available from the Bureau of Labor Statistics).  Over the 
past twelve months, unemployment rates have decreased 60 basis points in Chatham County, 
70 basis points in the Savannah MSA, 50 basis points in Georgia, and 60 basis points in the 
nation. The MSA has the lowest rate of the geographic sectors at 4.7% in June 2017, not 
seasonally adjusted. Chatham County and the state have the highest rate at 4.8%. 



FIRM COMMITMENT APPRAISAL 
THE PRESERVE AT CHATHAM PARKWAY– SAVANNAH, GA 

HODGES & PRATT COMPANY, P.C.   PAGE 14 

 

 
Income 

Per capita income levels in Chatham County have historically been more than that of the 
Savannah MSA and the city in the ten-year period graphed below.  Annual growth in the county 
(1.60%) is greater than the state (1.51%), and lower than the MSA (1.70%) and the nation 
(2.32%). The per capita income for 2015 is estimated at $42,115 in Chatham County and 
$41,915 in the MSA.  

 

Area 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 Gross Annual

Chatham County $35,897 $37,267 $37,802 $36,851 $37,886 $40,043 $39,430 $39,898 $40,711 $42,115 17.32% 1.60%

Savannah MSA $35,347 $36,779 $37,398 $36,503 $37,411 $39,503 $39,199 $39,609 $40,505 $41,915 18.58% 1.70%

Georgia $34,665 $35,516 $35,306 $34,361 $34,643 $36,666 $36,852 $37,147 $38,835 $40,306 16.27% 1.51%

United States $38,144 $39,821 $41,082 $39,376 $40,277 $42,453 $44,267 $44,462 $46,414 $48,112 26.13% 2.32%

Per Capita Income

Year % Change

Source: Bureau of Economic Analysis, U.S. Department of Commerce  
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Commuting Patterns 

The following illustrates commuting patterns in Chatham County in 2014. The majority of those 
employed in the county live there as well (59.8%) while 40.2% of those employed in the county 
live outside. Approximately 76.0% of those living in the county work there as well, while 24.0% 
are employed outside the county. 
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Building Permits 

In the following charts, Chatham County building permit trends are graphed. The data is split 
between permits for the combined single/two/four family permits and multifamily permits, which 
constitute dwellings of five or more households.   

 
U.S. Census Bureau 

Over the past ten years, approximately 3,259 multifamily units have been delivered to the area. 
The overall permit level reached its peak in 2007 with 885 units.  There were 178 units delivered 
in 2016.  

 
U.S. Census Bureau 
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In the following charts, the MSA building permit trends are graphed. 

 
U.S. Census Bureau 

Over the past ten years, approximately 3,784 multifamily units have been delivered to the area. 
The overall permit level reached its peak in 2007 with 904 units.  There were 202 units delivered 
in 2016.  

 
U.S. Census Bureau 
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HOUSING TRENDS 
Households 

As can be seen by the chart below, in 2017 there were approximately 56,632 households 
located in Savannah, approximately 112,699 households located in Chatham County, and 
approximately 146,854 households located in the Savannah MSA.  It is estimated that between 
2010 and 2017, the MSA had the highest annual increase of 1.54%, annually, while Savannah 
and Chatham County increased at annual rates of 1.07% and 1.28%, respectively, and the state 
increased at 0.96% annually. Annual projections show Savannah increasing by 1.10% and 
Chatham County increasing by 1.27% overall between 2017 and 2022.  The state of Georgia is 
estimated to have positive growth between 2017 and 2022 at 1.01% annually, and the MSA is 
estimated to grow at 1.53% annually.  

 

Savannah’s percentage of renter occupied housing has been consistently higher than the 
Chatham County, Georgia, and the MSA.  Below is a breakdown of the housing distribution for 
2017 as well as renter occupied housing by year.  

 

Household Income 

Household income in Savannah is below the state of Georgia, the Savannah MSA, and 
Chatham County. The income level in Savannah for 2017 is estimated to be $36,763. 
Projections for Savannah show an increase in annual growth from 2017 to 2022 at 1.30%.  
Chatham County and the MSA are projected to have a higher growth rates at 1.84% and 1.96% 
annually for the 2017 to 2022 period. Georgia has an annual growth rate for that time period of 
2.03%. 

Ann. Change Ann. Change Ann. Change Gross % Change

Area 2000 2010 2017 2022 (Est.) 2000-2010 2010-2017 2017-2022 2017-2022

Savannah 51,607 52,545 56,632 59,829 0.18% 1.07% 1.10% 5.65%
Chatham County 89,865 103,038 112,699 120,098 1.37% 1.28% 1.27% 6.57%
Savannah MSA 111,105 131,868 146,854 158,547 2.79% 1.54% 1.53% 7.96%

Georgia 3,006,369 3,585,584 3,836,105 4,034,424 2.44% 0.96% 1.01% 5.17%
Source: U.S. Census Bureau/STDB Projections

Households & Projected Growth 

Area Owner Occupied Renter Occupied Vacant

Savannah 36.40% 49.00% 14.60%

Chatham County 46.60% 40.30% 13.10%

Savannah MSA 51.10% 36.80% 12.20%

Georgia 54.50% 33.60% 11.90%

Source: STDB Data 

Area 2010 2017 2022

Savannah 45.30% 49.00% 49.40%

Chatham County 36.50% 40.30% 40.60%

Savannah MSA 33.40% 36.80% 36.90%

Georgia 30.10% 33.60% 33.60%
Source: STDB Data 

Renter Occupied Housing by Year

Housing Distribution 2017
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Median Home Value 

Home value in Savannah is below the median level for Chatham County, the MSA, and Georgia. 
The projection for Savannah’s annual growth from 2017 to 2022 is 2.82%. Chatham County and 
the MSA are both projected to have a higher growth rates at 3.74% and 3.93% annually for the 
2017 to 2022 period, respectively. Georgia is projected to have a slightly higher growth rate at 
3.19% annually. 

 

 

Conclusion 

The overall market has experienced growth in recent years.  The market is supported by the 
local port, tourism, education, and industry.  Overall, the outlook for the market is considered 
positive.  Both population and labor force are rising in the market.   

Area 2017 2022 (Est.)
Annual % Change 

2017-2022
Gross % Change 

2017-2022
Savannah $36,763 $39,239 1.30% 6.74%
Chatham County $48,699 $53,392 1.84% 9.64%
Savannah MSA $51,912 $57,249 1.96% 10.28%
Georgia $52,336 $57,934 2.03% 10.70%
Source: U.S. Census Bureau/STDB Pro jections

Household Income & Projected Growth

Area 2017 2022 (Est.)
Annual % Change 

2017-2022
Gross % Change 

2017-2022

Savannah $150,587 $173,403 2.82% 15.15%

Chatham County $192,379 $231,994 3.74% 20.59%

Savannah MSA $189,769 $230,999 3.93% 21.73%

Georgia $171,329 $200,956 3.19% 17.29%
Source: U.S. Census Bureau/STDB Pro jections

Median Home Value & Projected Growth
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REGIONAL LOCATION MAP 
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AREA LOCATION MAP 
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MULTIFAMILY MARKET OVERVIEW 
My analysis of the local multifamily market is primarily based on direct polling research of the 
local market and on anecdotal data.  Supporting information is provided by the most recently 
published REIS (2Q17). Additional information was obtained the analyst’s personal field survey.  
Based on my research and on information from these reports, data relative to supply, demand, 
occupancy, and rental rates/trends are summarized as follows.  The map below illustrates the 
boundaries of the Savannah Metro Area market. 

MAP OF THE REIS MARKET 

 

The following provides information pertaining to the current overall state of the market and its 
acceptability for future multifamily development.  Explored are the number and trend of rental 
housing units, renter-occupied households, and household growth. These factors provide insight 
into the demographic growth patterns of the market.  Market condition and potential is also 
judged by occupancy, absorption, building permits, and supply pipeline.   
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REIS Occupancy 

According to the 2Q17 REIS report, occupancy in the Savannah market was 94.7% (vacancy 
rate of 5.3%). This occupancy is a slight increase from the 1Q17 rate of 94.5% and above the 
one-year annualized occupancy (93.8%). 

 

The above data includes a wide range of multifamily properties relative to location and to 
condition.   
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REIS Average Rent  

Of the 98 properties surveyed by REIS in the Savannah market, 98% reported positive rental 
growth, while 2% reported negative rental growth.  This is higher than reported for most 
markets.  The mean and median rent for all properties surveyed by REIS was $907 and $933, 
respectively.  Average rent for properties constructed after the year 2009 was $1,216 per month, 
which is $309 greater than the average of the overall market.  

 

The tables and graph below illustrate the growth in asking rents in the market.  Rent growth for 
the market was 2.7% for 2Q17.  Rent growth for 1Q17 (2.2%) was weaker for the metro market. 
The Savannah one-year annualized (7.3%) is higher than that of the recent quarter. Five-year 
projections indicate a growth rate of 3.4% for the Savannah market; which is a reasonably 
strong projection. 
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The following chart outlines average rents and rental growth by unit type in the overall market. 
Studio units average $764 per month, one-bedroom units average $830, two-bedroom units 
average $913, and three-bedroom units average $1,150.  

 

 

Conclusion 

Overall, the market appears to be stable.  Occupancy rates for new product, particularly 
Downtown, appear to be healthy.  Absorption rates for new projects have also been strong.  A 
majority of new product that has been delivered to the market has been higher end product.  As 
such, the affordable nature of the subject project should be in high demand.   
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NEIGHBORHOOD DESCRIPTION AND ANALYSIS 
A neighborhood may be defined as “a group of complementary land uses.”3  Neighborhoods 
may be devoted to such uses as residential, commercial, industrial, agricultural, or a mixture of 
these uses.  Analysis of the neighborhood in which a particular property is located is important 
due to the fact that the various economic, social, political, and physical forces which affect the 
neighborhood also directly influence the individual properties within it. 

A: Analysis of Location.  The subject property is located along the west side of Chatham 
Parkway within the west sector of Savannah in Chatham County, Georgia. 

B: Specific Location.  The subject address is 1325 Chatham Parkway, Savannah, Chatham 
County, Georgia 31405.  The neighborhood generally follows Savannah/Hilton Head 
International Airport to the north, Hunter Army Airfield to the south, downtown Savannah to 
the east, and Interstate 95 to the west. 

C. Surrounding Development.  The subject neighborhood is a well-established mixed-use area 
to include residential (single-family and multifamily), commercial, retail, institutional, and 
recreational uses.  The subject is bordered by an office/warehouse building (Savannah 
Morning News) and Savannah Regional Detention facility to the south, vacant land and 
warehouse buildings to the north, and vacant land to the east and west.  

D: Civic, Social and Commercial Centers.  The subject location is adequately served by 
schools, shopping centers, transportation, religious facilities, recreational facilities, libraries, 
hospitals, theaters, and other appropriate services.   

1. Schools.  The subject location is zoned for Carrie E. Gould Elementary School (2.5 miles 
southwest of the subject), West Chatham Middle School (8.5 miles southeast), and The 
School of Liberal Studies at Savannah High School (8.0 miles east of the subject). 

2. Neighborhood Shopping Centers.  There is a Food Lion shopping center located 
approximately four miles northeast of the subject along August Road and a Kroger 
shopping center off of Ogeechee Road approximately five miles southwest of the 
subject.  There are numerous restaurants, retail stores, commercial properties, etc. just 
south of the subject along Ogeechee Road, as well as north of the subject along 
Augusta Road.  

3. Religious and Recreation Centers.  A variety of houses of worship are located within one 
mile of the subject.  Several recreational properties are in the area to include 
Southbridge Golf Club, Mary Calder Golf Course, Fun Zone Amusement & Sports Park, 
as well as Forsyth Park and the numerous open squares in downtown Savannah. 

4. Medical Facilities and Universities.  The St. Joseph’s/Candler health system has two 
anchor hospitals in Savannah offering a total of 714 beds.  Candler Hospital is located 
approximately 6.2 miles southeast of the subject and is a 384-bed health care facility.  
St. Joseph’s Hospital is a 330-bed facility located approximately 9.8 miles south of the 
subject.  St. Joseph’s Hospital is located is located approximately 6.2 miles southeast of 
the subject and is a 384-bed heath care facility.   

Memorial University Medical Center is located approximately 6.9 miles southeast of the 
subject and is a 604-bed academic medical center that serves a 35-county area in 
southeast Georgia and southern South Carolina. 

                                                 
3 The Appraisal of Real Estate, 14th Edition, Appraisal Institute, 2013. 
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Several colleges are located in the area to include Armstrong State University, Savannah 
Technical College, South University Savannah, University of Phoenix Savannah, 
Savannah College of Art and Design, Savannah State University, etc. 

E. Transportation.  Accessibility to the neighborhood is considered good.  The neighborhood is 
located within close proximity to primary traffic arteries as well as employment centers, 
shopping, schools, religious facilities, and recreational areas.  Public transportation is 
available via Chatham Area Transit which provides daily local fixed route bus service.  Bus 
stops are located at the Chatham Detention Center, just south of the subject, and the 
Probation Office, just east of the subject.  Overall, the infrastructure within the 
neighborhood is in good condition and does not create any adverse effect on property 
values.  Being located within close proximity to several major highways provides for 
convenient access to the various markets in Chatham County and surrounding areas. 

F. Special Hazards and Nuisances.  None known or observed during the appraiser’s onsite 
inspection. 

G. Parking Facilities.  No public parking facilities were identified in the immediate subject 
neighborhood.  It appears as though the subject project will contain adequate parking. 

H. Site Suitability.  Overall, the residential area immediately surrounding the subject site and 
its adjacent uses includes moderately priced single family homes and multifamily 
properties.  The residential character of the area enhances its overall appeal in conjunction 
with its convenience to necessary commercial goods and services. Accessibility to the 
neighborhood is considered good.  The neighborhood is located within close proximity to 
several traffic arteries as well as city services. The neighborhood reflects a mixture of both 
residential and commercial uses. The surrounding land uses are outlined below: 

 North:  Vacant Land / Warehouses 

 East:  Vacant Land  

 South: Savannah Morning News Office Warehouse / Savannah Regional Detention 

 West: Vacant Land 

I. Crime.  According to Neighborhood Scout, the city of Savannah reports 6,650 total crimes, 
including 766 violent crimes and 5,884 property crimes. There are 45.65 annual crimes per 
1,000 residents, including 5.26 violent crimes, which is higher than the state average of 
3.78 annual violent crimes per 1,000 residents. Below is a map of Savannah 
neighborhoods indicating the safeness of each, based on crime rates. The subject is 
located within the Silk Hope / Alabama Junction neighborhood as seen below. 
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Summary 

The neighborhood is located in a growing area with all the necessary private and public services 
to support multifamily development.  Apartments would conform to the residential character of 
the surrounding neighborhood.   
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NEIGHBORHOOD MAPS 
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SITE DESCRIPTION 
The subject property contains 15.907 acres located along the west side of Chatham Parkway in 
the west sector of Savannah.  The site contains approximately 908 feet of road frontage along 
Chatham Parkway, the road from which the site will be accessed.  The northern property line is 
bordered by a 60-foot canal right-of-way then Carl Griffin Drive.  According to the site plan, the 
subject development will be situated in the south portion of the tract as the northern portion of 
the site is located in Zone AE, a special flood hazard area as determined by FEMA.  The site 
plan indicates that there are 6.94 acres designated at wetlands and 8.97 acres designated as 
uplands.  The subject reflects generally level to gently sloping, mostly wooded topography.  
Based on the site plan, the overall density for the site is 10.86 units per acre which excludes 
115,584 square feet of streets, drives, walks, and parking).  The southern boundary contains an 
overhead power line easement; refer to the Addenda for specifics.  

GIS PROPERTY MAP 

 

The subject property is being purchased for the development of a 144-unit Low Income Housing 
Tax Credit (LIHTC) apartment complex to be identified as The Preserve at Chatham Parkway 
Apartments.  The subject parcel is identified by the Chatham County Property Assessor’s Office 
as Parcel # 2-0834 -01-013. 

Utilities 

Utilities available to the site include electricity, water, sanitary sewer, cable, and telephone 
service.  Police and fire protection is provided by Chatham County and the City of Savannah. 
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Flood Map Information 

According to Federal Emergency Management Agency (FEMA) flood insurance rate map 
#13051C0145F, dated September 26, 2008, the subject site is located in Zones AE-11 (inside 
the 100-year flood zone), X_500 (inside the 500-year flood zone), and X (outside the 500-year 
flood zone).  Refer to the accompanying map below: 

FLOOD MAP 

 

Zoning 

According to Gary Plumbley with the Chatham County-Savannah Metropolitan Planning 
Commission, the subject was rezoned PUD-M-12 (Planned Unit Development Multifamily 
District) earlier this year.  Mr. Plumbley indicated that the subject proposed development is 
currently under review but has not received final approval yet. 

Multifamily development is a permitted use within this district with a maximum density of 12 
units per acre.  The subject proposed development would reflect a density of 9.05 units per acre 
based on a total of 15.907 acres.  However, based on the site plan, the overall density for the 
site is 10.86 units per acre which excludes 115,584 square feet of streets, drives, walks, and 
parking).  In addition, this district requires a minimum of 1.5 parking spaces per unit; the subject 
will contain 236 spaces which yields a parking ratio of 1.82 parking spaces per unit. 

It appears and is assumed that the proposed subject development will represent a legal, 
conforming use within the PUD-M-12 District.  A copy of the PUD-M-12 District zoning 
regulations is included in the Addenda. 
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ZONING MAP 

 
 

Real Estate Taxes 

The subject property is located inside the city limits of Savannah in Chatham County.  The 
combined tax rate for this area is 30.573 (2016) per $1,000 of assessed value.  It is the practice 
of the Chatham County Property Assessor’s Office to assess multifamily properties at 100 
percent of the total appraised value.  As of the appraisal date, the subject site is assessed as an 
undeveloped tract.  The County underwent a full reassessment that went into effect January 1, 
2016.  The existing tax burden is shown in the following table. 

 

 

 Parcel ID 2-0834-01-013

 Tax Appraised Land 1,347,900$         
 Tax Appraised Improvements -$                   
 Total Appraised Value 1,347,900$         
 Assessment Rate 40%
 Assessed Value 539,160$            
 Millage Rate 30.57300
 Annual Tax Burden 16,483.74$         
 Less Sales Tax Credit (673.41)$             

15,810.33$         

Existing Real Estate Tax Burden
- Assuming Conventional Operations -

Total Annual Tax Burden
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In order to estimate the tax burden upon completion assuming conventional operations, the 
appraiser has researched the local market database for similar properties.  These tax 
comparables are listed below.   

 
 
The appraised values per unit show a range of $87,833 to $108,081 per unit with a mean of 
$100,063 per unit and a median of $103,960 per unit.  The subject is believed to be situated 
within the mid-range of the comparables.  The subject is believed to be situated at the upper 
end of the range due to its new age and quality.   

Based on this information, a projection of $110,000 per unit has been estimated for the subject 
development. This amount includes $7,639 per unit for the land (based on contract price of 
$1,100,000) and $102,361 per unit for the improvements.   

Application of the current tax rate to this assessment yields a projected tax burden of $1,345.21 
per unit, or $193,710.53 annually.  A breakdown of the projected real estate tax burden is shown 
below. This projection is higher than the proforma expense of $972 per unit, but is considered 
reasonable given the comparable conventional tax data herein.  According to the Chatham 
County Assessor’s Office, new multifamily properties are appraised based on the Cost Approach 
until the property is stabilized at which point the Income Approach is given primary 
consideration.   

 

The following LIHTC comparables have been utilized in order to estimate a tax burden for the 
subject property under affordable operations. 

Complex Name City / County
Year
Built

No. of
Units

Land
Value

Appraised
Value / Unit

Building
Value

Appraised
Value / Unit

Total
Appraisal

Appraised
Value / Unit

Walden at Chatham Center Savannah / Chatham 2003 236 N/A N/A $22,692,344 $96,154 $22,692,344 $96,154

The Fountains at Chatham Pkwy Savannah / Chatham 2006 352 $3,519,500 $9,999 $36,593,934 $103,960 $40,113,434 $113,959

Legends at Chatham Savannah / Chatham 2015 255 $2,211,000 $8,671 $26,592,700 $104,285 $28,803,700 $112,956

Grand Oak at Ogeechee River Savannah / Chatham 2011 316 $1,870,400 $5,919 $34,153,600 $108,081 $36,024,000 $114,000

Mariner Grove Savannah / Chatham 2016 320 $2,757,300 $8,617 $28,106,600 $87,833 $30,863,900 $96,450

Low 2003 236 $1,870,400 $5,919 $22,692,344 $87,833 $22,692,344 $96,154

High 2016 352 $3,519,500 $9,999 $36,593,934 $108,081 $40,113,434 $114,000

Mean 2010 296 $2,589,550 $8,301 $29,627,836 $100,063 $31,699,476 $106,704

Median 2011 316 $2,484,150 $8,644 $28,106,600 $103,960 $30,863,900 $112,956

Summary of Tax Comparables - Conventional

 Parcel ID 2-0834-01-013

 Tax Appraisal Per Unit 110,000$            
 Number of Units 144
 Total Appraised Value 15,840,000$        
 Assessment Rate 40%
 Assessed Value 6,336,000$         
 Millage Rate 30.57300

193,710.53$        

Annual Tax Burden Per Unit 1,345.21$           

Projected Real Estate Tax Burden
- Assuming Conventional Operations -

Total Annual Tax Burden
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The affordable properties indicate a range in unit values from $47,520 to $98,623 per unit with a 
mean of $67,700 per unit and a median of $62,328 per unit.  Given the quality, condition, and 
location of the subject development, a projection of $80,000 per unit is considered reasonable 
for use in the affordable-operations scenario.  Application of the current tax rate to this 
assessment yields a projected tax burden of $978.34 per unit, or $140,880.83 annually.  A 
breakdown of the projected real estate tax burden is shown below. This projection is generally 
consistent with the proforma expense of $972 per unit. 

 

Complex Name City / County
Year
Built

No. of
Units

Land
Value

Appraised
Value / Unit

Building
Value

Appraised
Value / Unit

Total
Appraisal

Appraised
Value / Unit

Sustainable Fellwood Ph. II Savannah / Chatham 2012 56 $322,900 $5,766 $5,200,000 $92,857 $5,522,900 $98,623

Savannah Gardens Ph. III Savannah / Chatham 2012 94 $345,200 $3,672 $6,355,100 $67,607 $6,700,300 $71,280

Montgomery Landing Savannah / Chatham 2005 144 $682,500 $4,740 $6,160,400 $42,781 $6,842,900 $47,520

Bradley Pointe Savannah / Chatham 2004 144 $1,334,900 $9,270 $6,351,200 $44,106 $7,686,100 $53,376

Low 2004 56 $322,900 $3,672 $5,200,000 $42,781 $5,522,900 $47,520

High 2012 144 $1,334,900 $9,270 $6,355,100 $92,857 $7,686,100 $98,623

Mean 2008 110 $671,375 $5,862 $6,016,675 $61,838 $6,688,050 $67,700

Median 2009 119 $513,850 $5,253 $6,255,800 $55,857 $6,771,600 $62,328

Summary of Tax Comparables - LIHTC

 Parcel ID 2-0834-01-013

 Tax Appraisal Per Unit 80,000$              
 Number of Units 144
 Total Appraised Value 11,520,000$        
 Assessment Rate 40%
 Assessed Value 4,608,000$         
 Millage Rate 30.57300

140,880.38$        

Annual Tax Burden Per Unit 978.34$              

Total Annual Tax Burden

Projected Real Estate Tax Burden
- Assuming LIHTC Operations -
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SITE PLAN 
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IMPROVEMENT DESCRIPTION 
The proposed subject development will be known as The Preserve at Chatham Parkway 
Apartments and will reflect a 144-unit multifamily complex comprised of one-, two-, and three-
bedroom units.  The appraiser has reviewed building plans and specifications for the subject 
development.  Pertinent pages have been reduced and included in the attached Addenda.  
Proposed construction will reflect four (4) three-story, garden apartment buildings containing 96 
units, and one (1) four-story, elevator building containing 48 units.  The buildings will reflect 
wood frame construction with fiber cement siding and stone veneer exteriors. The proposed unit 
breakdown of the development will consist of twelve (12) one-bedroom/one-bath garden units, 
forty-eight (48) two-bedroom/one-bath elevator units, thirty-six (36) two-bedroom/one-bath 
garden units, and forty-eight (48) three-bedroom/two-bath garden units. A breakdown of the 
subject’s proposed unit mix and HUD square footage is exhibited as follows: 

 

 

Based on the questionnaire provided by the developer, the units will contain carpet in the living 
areas and vinyl flooring in the kitchens and bathrooms.  Kitchens will be equipped frost-free 
refrigerator, stove/oven, dishwasher, double stainless steel sink with disposal, and laminate 
countertops.  Additional features include blinds, central heat and air conditioning, laundry closet 
with washer/dryer connections, and balcony or patio with additional storage (in garden units 
only).  All apartment buildings will be fully sprinklered.  

Unit Type
No. of
Units

HUD 
NRSF

Total
NRSF

HUD
GSF

Total
GSF

1BR / 1BA - Garden 12 751 9,012 834 10,008

2BR / 1BA - Elevator 40 928 37,120 963 38,520

2BR / 1BA - Elevator 8 928 7,424 963 7,704

2BR / 1BA - Garden 36 912 32,832 1,019 36,684

3BR / 2BA - Garden 48 1,097 52,656 1,219 58,512

144 966 139,044 1,052 151,428

Community Areas N/A 1,875

Business N/A 706

Support Areas N/A 257

Circulation N/A 3,206

Total Square FootagesNet SF: 139,044 Gross SF: 157,472

The Preserve at Chatham Parkway
- Unit Mix, Paint to Paint & Gross Square Footages -

Total / Average

Unit
Type

Unit
Ratio

No. of
Units

Average
Net SF

1BR 8.3% 12 751 9,012

2BR 58.3% 84 912 77,376

3BR 33.3% 48 1,097 52,656

100% 144 966 139,044

Summary of Unit Ratio

Total
NRA
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The units will be individually metered for electricity.  The units will also be wired for telephone 
and cable television.  Included within the rent will be water, sewer, trash removal, and pest 
control.  All electricity will be the responsibility of the tenant.  

Project amenities will include a clubhouse with leasing office, community room, fitness center, 
business center, laundry facility, and two outdoor patio spaces with picnic and recreation areas.  
The complex will offer 263 surface parking spaces which equates to 1.82 spaces per unit.   

Project Amenities  Unit Amenities 

Clubhouse X Playground X  Balcony/Patio * Dishwasher X 

Fitness Center X B-ball/ Sports Court   Blinds X Disposal X 

Business Center X Sand Volleyball Court   Ceiling Fans  Range/Oven X 

Laundry Facility X Tanning Bed   Central A/C & Heat X Refrigerator X 

Community Room  X Picnic Area X  Fireplace   Icemaker X 

Swimming Pool  Walking Trail   W/D Appliances  Microwave  

Whirlpool  Putting Green   W/D Connections X Balcony Storage * 

*Garden units only. 

Overall, the facility should be aesthetically pleasing and functional in design, competing with the 
newest tax credit product in the submarket.  However, if there is some functional obsolescence 
associated with the two-bedroom units which contain only one bathroom for market rate 
projects.  According to Commonwealth, all of their HUD financed, LIHTC properties with two 
bedroom one bath units, and have been successful with this type of unit.  There are LIHTC 
comparables in the market that have only one bath units and those projects have stabilized 
occupancy levels.   
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REMAINING ECONOMIC LIFE 
The Appraisal Institute defines the Remaining Economic Life as: “the estimated period during 
which improvements continue to contribute to property value.”  To estimate Remaining 
Economic Life, it is necessary to estimate the total useful life of the improvements as well as the 
current effective age.  Part of the analysis of estimating effective age involves estimating the 
amount of incurable physical depreciation, which refers to items that cannot be practically or 
economically corrected at the present time.  These items typically represent major structural 
components of the building such as foundation, load-bearing walls, roof system, and mechanical 
systems.  Physical incurable depreciation is determined by dividing the subject improvement’s 
useful life by its effective age, as determined by the appraiser.  The economic life is based on a 
table published in the Marshall Valuation manual along with market-extracted depreciation 
calculations retained in the work file.   

Per the MAP Guide, “the methodology and reference/data sources used by the appraiser 
must be clearly set-forth in the report and must consider all of the following factors”:  

(1) The economic make-up of the community or region and the ongoing demand for 
accommodations of the type represented.  

The location of the subject project is situated within a middle- to upper-income neighborhood.  
Occupancy rates and recent absorption patterns for new product has been strong.  

 (2) The relationship between the property and the immediate environment. Older 
properties may have legally non-conforming use if they pre-dated real property zoning 
for the neighborhood. Observations within the neighborhood in which the subject is 
situated may reveal a conflicting relationship. This should be fully explored to determine 
any potential external obsolescence.  

The site is located immediately adjacent to various neighborhood residential land uses with 
reasonable access to supportive commercial uses.  A majority of the surrounding development 
is in average to good condition.  According to information provided on the plans, it is believed 
that the project will be in full conformance with the existing zoning regulations.   

(3) To the extent possible, the appraiser should analyze architectural design, style and 
utility from a functional point of view and the likelihood of obsolescence attributable to 
new inventions, new materials, changes in building codes, and changes in tastes. The 
appraiser should indicate in the Scope of Work the steps taken to accomplish this 
requirement.  

The overall quality of the project is generally consistent with newer, tax credit product that has 
been introduced in the local and regional market over the past several years.  The exterior 
finishes will be of solid surfaces that would require minimal maintenance.  The garden design 
will be consistent with a majority of the competing product; while the elevator building will be 
somewhat of a premium. Project amenities are considered acceptable for a project of this size 
and either meet or exceed that typically found in an affordable complex.  The interior layout of 
the units is also considered functional as they compare to other projects in the market.  
However, there is some functional obsolescence associated with the two-bedroom units which 
contain only one bathroom. 

(4) The trend and rate of change in the characteristics of the neighborhood that affect 
property values and their effect on those values.  

Positive trending of multifamily values and rents are currently being experienced in this market. 

(5) Workmanship and durability of construction and the rapidity with which natural and 
man-made forces may cause physical deterioration.  
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Overall, the workmanship and quality of construction for this project appears to be on par or 
above with other new affordable developments in the region.  

(6) Physical condition and the practice of owners and occupants with respect to 
maintenance, the use or abuse to which the improvements are subjected, the physical 
deterioration and functional obsolescence within the subject property. 

This factor is not as applicable in a new construction project.  According to Marshall Valuation 
Service, a Good Apartment Complex, Class D Construction, a typical structure should have an 
economic life of approximately 50 to 55 years.  The remaining economic life of building 
improvements can be extended during the course of their use depending on the level of periodic 
maintenance.  With adequate maintenance, management, and judicious use of the replacement 
reserves, we believe the improvements at HUD-insured properties will contribute to property 
value into the future.  Unlike many conventional loans, FHA insured loans require critical and 
non-critical repairs to be completed, as well a substantial initial deposit and annual funding of 
the replacement reserves.  The FHA-insured properties will be subject to HUD asset 
management oversight as well as REAC and mortgagee inspection for the life of the loan, and 
replacement reserves will be adjusted as inspections deem necessary.  With the new 
requirements, a PCNA will be required every 10 years to ensure that the appropriate levels of 
reserves are being funded for the life of the loan.  The project is also subject to annual audited 
financial statement review.  Thus, the project is under federal scrutiny for the term of the loan, 
much more than typical financing, which supports an extended estimate of Total Economic Life.  
Given these factors, it is reasonable to project a Total Economic Life of approximately 55 years.  
Given the proposed condition of the development, the projection of the Remaining Economic 
Life is 55 years.   
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HIGHEST AND BEST USE 

The first step in the appraisal process is the determination of Highest and Best Use. Highest 
and best use may be defined as: 

The reasonably probable and legal use of vacant land or an improved property, which is 
physically possible, appropriately supported, financially feasible, and that results in the 
highest value.    

The validity of an appraisal is dependent upon the consideration and conclusion of highest and 
best use. The highest and best use of a property is shaped by the competitive forces within the 
market where the property is located. The analysis and interpretation of highest and best use is 
an economic study of market forces focused on the subject property. Thus, in-depth analysis of 
supply and demand characteristics, investor behavior, and physical characteristics of the site 
and improvements are essential.  

Four tests are used to determine the highest and best use of a property.  A proposed or existing 
use must meet all four of the following requirements: 1) legal permissibility; 2) physical 
possibility; 3) financial feasibility; and 4) maximum profitability.  

These criteria are considered sequentially since the tests of legal permissibility and physically 
possible must be applied before the tests of financially feasible and maximally productive. 
These four criteria are described in greater detail below. 

 Legally Permissible: Legally permissible factors include zoning regulations, private deed 
restrictions, local building codes, environmental regulations, and historic district regulations. A 
long-term lease can also affect a property's highest and best use in some situations.  

 Physically Possible: Once a use has been determined to be legally permissible, it must be 
decided whether or not it is physically possible. Physically possible uses are shaped by size, 
area, shape, topography, flood possibilities and physical capacities. The use of the land may also 
be limited by accessibility, frontage, and depth. The capacity and availability of public utilities also 
have an effect on the use of the property. 

 Financially Feasible: The next criterion is whether the use is financially feasible. Any potential use 
must be compatible with surrounding development patterns and must yield a reasonable profit in 
order to be considered financially feasible. If the net revenue capable of being generated from a 
use is sufficient to satisfy the required rate of return on the investment and provide a requisite 
return on the land, the use is financially feasible.   

 Maximally Productive: The final criterion to determine the Highest & Best Use is the consideration 
of which of the use alternatives is the maximally productive. Of the financially feasible uses, the 
one which provides the highest residual land value consistent with the market rate of return for 
that use is the Highest & Best Use. 

Using these four tests, the highest and best uses of the land as if vacant is analyzed below. 
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Highest and Best Use as Vacant 

Legally Permissible 

Legally permissible factors include zoning regulations, private restrictions, local building codes, 
environmental regulations, and historic district regulations. The subject property is zoned PUD-
M-12, Planned Unit Development Multifamily.  Multifamily development is permissible within this 
district. There are no other known legal restrictions on the use of the site. 

Physically Possible 

Physically possible uses are limited by size, area, shape, topography, flood possibilities and 
physical capacities.  The use of the land may also be limited by access, frontage, and depth. 
The availability of public utilities also has an effect on the use of the property.  The subject site 
contains approximately 15.907 acres with level to gently sloping, mostly wooded topography.  
According to the site plan, there are 8.97 acres of wetlands and 6.94 acres of uplands.  The 
northern portion of the site is located in a flood zone.  The southern boundary of the site is 
paralleled by an overhead transmission easement.  

Based on surrounding land uses and on the subject site’s location, the site is potentially suitable 
for some form of medium-density residential development.  The subject site has all the 
necessary utility connections available and its size and access are considered adequate for 
most types of residential development.  Although the appraiser is unable to render an opinion of 
the physical load-bearing capacity of the land or its freedom from hazardous materials, no 
nuisances were obvious at the time of inspection.   

Financially Feasible  

Reasonably probable uses are dictated by prevailing market conditions for different property 
types and land-use patterns in the area.  This location is situated between within close proximity 
to numerous supportive services as outlined within the neighborhood description.  In conjunction 
with the developers’ application to both the Georgia Housing Finance Authority (GHFA) and 
HUD, a market study is performed.  It is assumed that demand for the subject project is 
sufficient.  Based on the specific location of the proposed asset, it is likely that demand for new 
units may require some form of subsidy (such as tax credits) in order for the project to be 
financially feasible.    

Maximally Productive  

As previously discussed, the appraiser is of the understanding that the property owner has 
received an allocation for 144 LIHTC units. Based on the legally permissible, physically 
possible, and financially feasible analysis of the subject tract and on surrounding land use 
patterns, it is concluded that the Highest and Best Use of the site “As Vacant” would be for 
multi-family residential development geared to an affordable target market.  The site has some 
physical limitation with the wetlands and overhead easement.   

Highest and Best Use as Improved 

The subject property is scheduled to be improved with five apartment buildings providing 144 
units and one clubhouse.  Based on the recent success of other good quality projects in the 
subject’s MSA, coupled with the immediate population and income demographics, renter-
occupied household growth, and current occupancy and rent levels of comparable apartment 
properties in the area, there is adequate market demand for the subject project.  Therefore, the 
Highest and Best Use as improved is for multifamily development targeting families that will 
quality under the income limits noted herein.  
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COMPARABLE RENTAL DATA 
The following complexes were considered most competitive to the proposed subject 
development and were surveyed for pertinent information relative to rents, occupancies, and 
absorption (where applicable).  These comparables represent recently developed complexes in 
the market and are considered to provide strong support for estimating achievable market rents 
for the proposed subject development.  The most comparable properties have been utilized on 
the 92273 grids.  Several additional properties in the market were surveyed for rents, 
occupancy, absorptions, various line item adjustments, etc. and are retained in the work file.  
Details of the comparables are shown in the Addenda.   
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HUD 92273 Market-Rate Operations 
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Market Rent Analysis 

The previous HUD-92273 forms show the subject in comparison to competitive market rentals 
with appropriate adjustments for varying feature characteristics.  Specific comparable units were 
selected based on comparability within unit type, particularly relative to square footage.  In 
analyzing the comparable rentals, it is noted that these comparables represent the most 
competitive projects to the proposed subject property relative to location, design, and targeted 
market.   

Explanation of Adjustments and Market Rent Conclusions 

Line 3. Effective Date of Rental. The grids show current rents with no adjustments necessary.  
All the properties were surveyed in August 2017.  No adjustments warranted. 

Line 4. Type of Project/Stories.  The subject contains four walk-up buildings and one elevator 
building.  All of the comparables utilized reflect two- or three-story walk-up buildings.  A positive 
$50 adjustment was applied to all comparables on the 2BR-elevator grid to account for the 
premium for elevator access. 

Line 6. Project Occupancy %.  The stabilized comparables reported a range from 89.4% to 
94.9% with an average of 93.1%.  Walden at Chatham Center indicated that the lower 
occupancy is due to several recent move-outs of students moving home.  Given the projected 
stabilized occupancy for the subject, no adjustments are necessary.  

Line 7. Concessions.  Two of the comparables are currently offering concessions.  The 
Fountains at Chatham Parkway is offering $250 off of the first month’s rent.  Equated over a 
twelve-month period, the monthly concession is $21.  Mariner Grove is offering $2,000 off for 
the one-bedroom units, which equates to $167 per month over a twelve-month period.  
Adjustments have been applied accordingly. 

Line 8. Year Built – The comparables range in year built from 2003 to 2016.  Based on the 
continual maintenance at the comparable properties and their level of finishes as compared to 
the subject, no adjustments have been applied. 

Line 9. Square Footage.  To value the size differences between the subject and the 
comparables, I reviewed the rents quoted at several complexes within the Savannah market 
having several floor plans within the same unit type (e.g., having two or three 2BR/2BA floor 
plans where the primary difference was size).  The following chart was put together from the 
dataset from the report. Overall variances ranged from $0.05 to $0.85 per square foot; largely 
due to daily pricing models which can skew the averages. In addition to these properties, 
consideration has been given to the overall rental rates per square foot and the adjustment 
being a reasonable ratio.  

 

Complex Unit Type SF Difference Rent Difference
Ren

Per SF
% of Rent

Per SF
Walden at Chatham Center 1BR/1BA 883 241 $974 $13 $0.05 5%

1BR/1BA 642 $961
Legends at Chatham 1BR/1BA 920 194 $990 $105 $0.54 50%

1BR/1BA 726 $885
Grand Oak at Ogeechee River* 1BR/1BA 827 76 $1,063 $8 $0.11 8%

1BR/1BA 751 $1,055
Mariner Grove 1BR/1BA 888 110 $1,435 $65 $0.59 37%

1BR/1BA 778 $1,370
*Rents reflect averages quoted from daily pricing model.

Mean $48 $0.32 25%
Median $39 $0.32 22%
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Based on my analysis, I concluded that there is a value of roughly 35% of the rent per square 
foot is appropriate.  Given the average rents per square foot in this survey, this equates to an 
approximate range of $0.26 to $0.58 per square foot; which is considered to be reasonable. The 
heated square feet figure provided appear to be the same methodology in which square footage 
is calculated for the rental comparables (to exclude patios, outside storage, etc.) – shown as the 
HUD gross square footage on the plans.  Therefore, the subject net square feet is compared to 
the marketed square footage provided by the comparables.  An adjustment is calculated based 
upon the square footage difference between the subject and the comparable that is then 
multiplied by the price per square foot cost variance.  The following formula is used in the grids 
for SF adjustments, with the result rounded:   

(Comp SF– Subject SF) x (35% x Rent/SF of the Comparable) 

Line 10. # Bedrooms.  The only variance is on the three-bedroom grid.  Mariner Grove does 
not contain three-bedroom units so a two-bedroom was utilized on the three-bedroom grid.  A 
positive $50 adjustment was applied to account for the variance.  Consideration is given to the 
market data below. 

Complex Unit Type SF Difference Rent Difference
Ren

Per SF
% of Rent

Per SF
Legends at Chatham 2BR/2BA 1,252 97 $1,240 $10 $0.10 10%

2BR/2BA 1,155 $1,230
Grand Oak at Ogeechee River* 2BR/2BA 1,202 87 $1,050 $61 $0.70 80%

2BR/2BA 1,115 $989
Mariner Grove 2BR/2BA 1,153 70 $1,735 $10 $0.14 9%

2BR/2BA 1,083 $1,725
2BR/2BA 1,212 59 $1,785 $50 $0.85 58%
2BR/2BA 1,153 $1,735
2BR/2BA 1,275 73 $2,120 $35 $0.48 29%
2BR/2BA 1,202 $2,085

*Rents reflect averages quoted from daily pricing model.

Mean $33 $0.45 37%
Median $35 $0.48 29%

Complex Unit Type SF Difference Rent Difference
Ren

Per SF
% of Rent

Per SF
Walden at Chatham Center 3BR/2BA 1,418 60 $1,491 $20 $0.33 32%

3BR/2BA 1,358 $1,471
Legends at Chatham 3BR/2BA 1,479 117 $1,430 $90 $0.77 80%

3BR/2BA 1,362 $1,340
*Rents reflect averages quoted from daily pricing model.

Mean $55 $0.55 56%
Median $55 $0.55 56%
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Line 11. # Baths.  The subject two-bedroom units contain one full bathroom whereas all of the 
comparable two-bedroom units contain two full bathrooms.  A downward $30 adjustment was 
applied to each comparable on the two-bedroom grids to account for this variance. 

Line 12. # of Rooms.  Accounted for in Lines 10 and 11 above. 

Line 13. Balcony/Terrace/Patio.  The subject garden units all contain a balcony or patio, the 
subject elevator units do not.  A $10 adjustment was applied for any variances. 

Line 14. Garage or Carport. The subject will not feature garages or carports.  This amenity is 
not available within the rent at any of the comparables or the subject.  No adjustments 
warranted. 

Line 15a. AC: Central/Wall.  The subject will have individual central electric heat and air 
conditioning systems, as do all of the comparables.  No adjustments were necessary. 

Line 15b-d. Range/Oven, Refrigerator, Disposal.  The subject units will have a range/oven 
and a frost-free refrigerator with icemaker, and disposal, similar to all of the comparables.  No 
adjustments are necessary. 

Line 15e. Microwave.  The subject units will not contain a built-in microwave.  A downward $5 
adjustment was applied to each comparable containing this feature. 

Line 15f. Dishwasher.  The subject and all comparables include a dishwasher; no adjustments 
are necessary. 

Line 15g. Washer/Dryer.  The subject will provide a washer and dryer connections in all units 
as do four of the five comparables.  Mariner Grove includes washer/dryer appliances.  A 
negative adjustment of $40 was applied.  Consideration is given to the market data below. 

Complex Unit Type SF Difference Rent
Rent 

Difference
SF adj. @ 

30% of $/SF
Remaining 

BR Adj. Rent/SF

Walden at Chatham Center 3BR/2BA 1,358 227 $1,471 $175 73.76664212 $101 $1.08

2BR/2BA 1,131 $1,296

3BR/2BA - SR 1,418 207 $1,491 $195 $65 $130 $1.05

2BR/2BA - SR 1,211 $1,296

The Fountains at Chatham Parkway 3BR/2BA 1,361 306 $1,280 $120 $86 $34 $0.94

2BR/2BA 1,055 $1,160

Legends at Chatham 3BR/2BA 1,362 207 $1,340 $110 $61 $49 $0.98

2BR/2BA 1,155 $1,230

Grand Oak at Ogeechee River* 3BR/2BA 1,455 253 $1,183 $133 $62 $71 $0.81

2BR/2BA 1,202 $1,050

Mariner Grove 1BR/1BA 888 152 $1,435 $90 $74 $16 $1.62

Studio 736 $1,345

Sustainable Fellwood Ph. II 2BR/1BA 1,060 237 $874 $81 $59 $22 $0.82

1BR/1BA 823 $793

Montgomery Landing 3BR/2BA 1,267 205 $872 $106 $42 $64 $0.69

2BR/2BA 1,062 $766

4BR/2BA 1,428 161 $959 $87 $32 $55 $0.67

3BR/2BA 1,267 $872

Bradley Pointe 3BR/2BA 1,167 88 $959 $120 $22 $98 $0.82

2BR/2BA 1,079 $839

Mean $64 $0.95

Median $59 $0.88

*Rents ref lect averages quoted from Yieldstar or LRO.

Bedroom Adjustment
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Line 15h. Carpet/Drapes.  The subject will contain carpet and vinyl flooring whereas all of the 
comparables feature faux wood flooring.  A downward $25 adjustment was applied to each 
comparable given this upgrade.  Consideration is given to the market data below. 

 

Line 15i. Pool/Recreation Areas.  The subject will offer various project amenities but no 
swimming pool.  All of the comparables contain a swimming pool; therefore, a downward $10 
adjustment was applied to each comparable.  

Line 15j. Countertops.  The subject and three of the comparables feature laminate countertops 
whereas the remaining two comparables contain granite countertops.  A downward $20 
adjustment was applied to the comparables given this upgrade.  Consideration is given to the 
market data below. 

 Complex City State W/D

Bell Vinings Atlanta GA $40

Emory Square Decatur GA $50

The Atlantic North Decatur Decatur GA $35

Magnolia Pointe Duluth GA $45

Palisades Club Duluth GA $40

Herrington Woods Lawrenceville GA $40

Wembly at Overlook Macon GA $45

Mean $42

Median $40

HU and WD Premiums

 Complex City State Premium

Amelia Apartments - 1BR Tifton GA $25

Amelia Apartments - 2BR Tifton GA $50

Sunnyside Apartments - Studio Tifton GA $20

Sunnyside Apartments - 1BR Tifton GA $20

Sunnyside Apartments - 2BR Tifton GA $45

The Gardens at Tifton Tifton GA $25

Avalon Shores Bluffton SC $30

Crowne at Old Carolina Bluffton SC $30

Woodfield South Charleston SC $50

Colonial Grand at Cypress Cove Charleston SC $25

Mean $32

Median $28

Wood Vinyl Flooring Premiums
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Line 16a-d. Services.  The subject and each of the comparables are fully electric with electricity 
being the responsibility of the tenant.  Basic services of trash disposal and exterminating are 
standard across the proposed subject and comparables.  Water and sewer expenses are 
included in the rent at the subject and only one of the comparables (Legends at Chatham).  
Positive adjustments have been applied to the remaining four comparables based on the 
number of bedrooms.  Adjustments of $38 (1BR), $47 (2BR), and $57 (3BR) have been applied. 

Line 17. Storage.  The subject garden units will contain additional storage on the balcony/patio; 
the subject elevator units will not.  A $5 adjustment is applied to account for any variances 
between the subject and comparables. 

Line 18. Project Location/Neighborhood.  The subject’s location considered to be good, 
similar to all of the comparables.  Location was one of the leading characteristics utilized in the 
selection of the comparables.  No adjustments are necessary. 

Line 19.a) Overall Appeal.  The subject’s overall appeal considered to be good, similar to all of 
the comparables.  No adjustments are necessary. 

Line 23. Correlated Subject Rent.  The adjusted range in rents for the four grids is outlined 
below.   

 
 
As previously stated, the comparable rentals herein represent the most similar projects in the 
south/east Savannah market in location, design, and targeted market to the proposed subject 
units.  Based on my analysis of the comparable rental data, market rents for the subject units 
are estimated at the high end of the adjusted comparables.  Considering the subject’s location 
and competitive rent level, the units should compete effectively in the local multifamily rental 
market.   

 Complex City State Premium

The Reserve at Johnson City Johnson City TN $10

The Retreat at West Creek Richmond VA $45

Plantation at Horse Pen Creek Greensboro NC $60

Addison Park Huntsville AL $20

Springs at Chattanooga Chattanooga TN $50

Amberleigh Bluff Knoxville TN $20

Mean $34

Median $33

Granite Countertop Premiums

Developer's Subject
Grid
No.

Unit
Type

Min Mean Median Max
Original

Proforma Rent*
Estimated

Market Rent

1 1BR/1BA - Garden $979 $1,039 $1,040 $1,133 $630 $1,035

2 2BR/1BA - Elevator $964 $1,242 $1,171 $1,668 $760 $1,175

3 2BR/1BA - Garden $946 $1,216 $1,157 $1,665 $760 $1,150

4 3BR/2BA - Garden $973 $1,331 $1,309 $1,796 $1,300 $1,300

*We received the proforma before the final max rents were established.

Adjusted Comparable Rents
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Comp.
No.

Identification
No. of
Units

Year Built
Avg. Unit

NRA
Avg. Rent
Per Mo.

Avg. Rent
Per NRA

1 Walden at Chatham Center 236 2003 1,041 $1,213 $1.17

2 The Fountains at Chatham Pkwy 352 2006 923 $1,103 $1.20

3 Legends at Chatham 255 2015 1,102 $1,215 $1.10

4 Grand Oak at Ogeechee River 316 2011 1,076 $1,095 $1.02

5 Mariner Grove* 320 2016 1,594 $1,587 $1.00

Subject Appraiser's Projection 144 2018 1,052 $1,199 $1.14

296 2010 1,147 $1,243 $1.10

316 2011 1,076 $1,213 $1.10

 Subject Developer's Original Proforma 144 2018 1,052 $791 $0.75

Summary of Rent Comp Averages (not adjusted) 

Mean

Median

*Due to the lack of breakdown for the number of units per floor plan, the average rent, unit size, and rent per SF are 
unweighted.
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The following chart outlines my estimate of market rents and the corresponding Potential Gross 
Annual Income. Please note that the square footages shown below are that of the HUD gross 
areas.  These square footages were used on the preceding HUD-92273 forms; similar to the 
comparables.   

 

 

  

Unit Mix
Market
Rent

Rent
Per SF

1BR / 1BA-G 12 8% 834 $1,035 $1.24 149,040$      

2BR / 1BA-E 40 28% 963 $1,175 $1.22 564,000$      

2BR / 1BA-E 8 6% 963 $1,175 $1.22 112,800$      

2BR / 1BA-G 36 25% 1,019 $1,150 $1.13 496,800$      

3BR / 2BA-G 48 33% 1,219 $1,300 $1.07 748,800$      

144 100% 1,052 $1,199 $1.14 2,071,440$   

The Preserve at Chatham Parkway
- Estimated Market Rents & Potential Gross Annual Income -

Gross Annual
Rental Income

Unit
Ratio

No. of
Units

HUD 
Gross

Total / Average
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OTHER INCOME 
Other Income estimates herein include only regular income associated with typical, recurring 
fees required by the complex of the tenant.  Examples of this type of income include pet fees, 
application fees, late charge, forfeited deposits, etc.  

Revenue from these sources is estimated at $425 per unit which is reflective of 3.09% of the 
EGI. The proforma reflects an amount of $358 per unit.  The IREM report for Savannah 
indicated median Other Income of $506 per unit (5.8%).  The market data indicates a range 
from $419 to $1,522 per unit with a mean of $708 per unit and a median of $517 per unit.  The 
percentage of EGI reflects a mean and median of 5.61% and 5.35%, respectively.  Given the 
location of the project and requirements outlined in the MAP Guide, a projection under 
conventional operations in the low to mid-range is considered appropriate.  These projections 
are generally consistent with similar developments in the greater Savannah market excluding 
atypical revenue sources. 

 

OCCUPANCY 
My analysis of the local multifamily market is based upon surveys of property owners and 
managers of local comparable complexes as well as area-wide data.  Of the stabilized 
comparables surveyed, the weighted occupancy is 93.1% for the conventional properties.     

 

According to the 2Q17 REIS report, occupancy in the Savannah market was 94.7% (vacancy 
rate of 5.3%). This occupancy is a slight increase from the 1Q17 rate of 94.5% and above the 
one-year annualized occupancy (93.8%). 

No. Location
Year
Built

No. of
Units

Reporting
Year

Other Income 
Per Unit

Other Income
as % of EGI

1 Charleston, SC 2001 200-250 2015 $419 4.12%

2 Summerville, SC 2014 200-250 2015 $430 4.90%

3 N. Charleston, SC 2008 250-300 2015 $528 4.10%

4 Savannah, GA 2010-2013 300-350 2014 $491 3.82%

IREM - Savannah, GA Garden 2016 $506 5.80%

IREM - Charleston, SC Garden 2016 $978 7.50%

IREM - Region IV High-Rise Elevator 2016 $1,522 7.50%

IREM - Region IV Garden 2016 $789 7.10%

$708 5.61%

$517 5.35%

2019 144 $425 3.09%

Other Income Support - Conventional

Mean

Median

Subject Projection

 Complex Name
No. of
Units City State Date Surveyed

Original
Year Built

Occupancy
Rate

Walden at Chatham Center 236 Savannah GA August 10, 2017 2003 89.4%

The Fountains at Chatham Pkwy 352 Savannah GA August 7, 2017 2006 93.4%

Legends at Chatham 255 Savannah GA August 11, 2017 2015 94.9%

Grand Oak at Ogeechee River 316 Savannah GA August 14, 2017 2011 94.0%

Total / Averages 1,159 2009 93.1%

Mariner Grove (in lease-up) 320 Savannah GA August 10, 2017 2016 81.0%

Conventional Occupancy
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Based on these comparisons, together with analysis of the demographics within the market 
area, it is projected that the subject complex would maintain an economic vacancy of 7%, which 
includes both physical vacancies as well as credit losses, assuming conventional operations.  
Consideration has been given to the high level of supply that is entering the market as 
previously discussed.   

ABSORPTION 
Absorption, in this sense of the definition, refers to the difference in the number of units being 
occupied over a given time frame. This also takes into consideration the loss of units due to the 
demolition or conversion to for-sale condominiums. The three properties located in the 
immediate submarket that are currently in lease-up or recently stabilized are outlined below. 

 

With consideration to its location and high levels of new supply, it is my opinion that the subject 
should experience successful lease-up to stabilized occupancy (93%) within approximately 8 
months of the beginning of the leasing period based on an anticipated absorption rate of 
approximately 15 units per month. This estimate includes the preleasing of 10% or 
approximately 14 units.  Calculations are shown in the enclosed table below. 

 

 Identification City State Date Surveyed
Date

Opened Status
Year 
Built

No. of
Units

Units
Per Month

Legends at Chatham Savannah GA August 11, 2017 Sep-15 Stabilized 2015 255 18.6

Grand Oak at Ogeechee River Savannah GA August 14, 2017 Apr-11 Stabilized 2011 316 16.7

Mariner Grove Savannah GA August 10, 2017 Jul-16 Lease-up 2016 320 21.6

Mean 2014 297 19.0

Median 2015 316 18.6

Summary of Recent Absorption Rates

Total Units 144
Stabilized at 93% 134
Minus Preleasing at 10% 14
Units to be Leased-up 120
Projected Absorption Rate 15
Months to Stabilization 8.0

Months to Stabilization - Conventional
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PROJECTED OPERATING EXPENSES 
In deriving my estimate of operating expense components, I have analyzed four expense 
comparables as delineated on the following HUD Form 92274, the Operating Expense Analysis 
Worksheet. The comparables are market-rate properties located within the Southeast Region. 

Due to the sensitive nature of this data, the names of the expense comparables are not 
published herein because the appraiser is bound by confidentiality. The HUD reviewer may 
contact the appraiser directly and I will provide the name and address of each specific expense 
comparable noted on the HUD-92274. 

Additional reference is made to the 2017 IREM Income/Expense Report: Conventional 
Properties outlined in this section.  A breakdown of the proforma provided is shown on the 
following page. 

 

Category $ Amount $/Unit

Income
Rental Revenue 1,366,560$   $9,490

Vacancy (95,659)$       -$664

Total Rent Revenue 1,270,901$   $8,826

Total Other Income 69,120$         $480

Effective Gross Income 1,340,021$   $9,306

Expenses

Advertising 18,000$         $125

Management 80,627$         $560

Office & Administrative 20,160$         $140

Utilities
   Electricity 36,000$         $250

   Water/Sewer 129,600$      $900

   Trash -$                    $0

   Gas 14,400$         $100

   Other-Cable -$                    $0

Subtotal Utilities 180,000$      $1,250

Payroll
   Payroll & Related Compensation 100,800$      $700

   Payroll Taxes -$                    $0

Subtotal Payroll 100,800$      $700

Repairs & Maintenance
   Decorating -$                    $0

   Repairs 72,000$         $500

   Exterminating -$                    $0

   Snow Removal -$                    $0

   Security payroll/contract -$                    $0

   Elevator 5,760$           $40
   Grounds Expense -$                    $0
Subtotal Repairs/Maintenance 77,760$         $540

Insurance 50,400$         $350

Other Taxes/Licenses -$                    $0

Real Estate Taxes 140,000$      $972

Total Expenses 667,747$      $4,637
Net Operating Income 672,274$      $4,669

Management as % of EGI 6.0%
Operating Expense Ratio 49.8%

The Preserve at Chatham Parkway
- Developer's Proforma -

Proforma
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HUD 92274 – Operating Expense Worksheet 
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Operating Expense Analysis 
The following discussion outlines the subject’s expense projections as delineated on the 
previous worksheet. The projections reflect trended figures based on a 2.5% annual inflation 
rate dating from January 2016, the beginning date of the operating year of the base year.  
However, the management and the real estate tax categories are not trended upward.  
Management is estimated as a percentage of Effective Gross Income (EGI) and the 
property tax rate in Chatham County has historically been stable with any increases 
being offset by reappraisal adjustments.   

Advertising & Promotions – Advertising expenses reported by the comparables range from 
$138 to $317 per unit with an average of $245 per unit.  Proforma projections indicate $125 per 
unit.  Based on this information, a cost of $200 per unit is projected under conventional 
operations.   

Management Fee – My management fee projection is estimated at $413 per unit, which is 
equivalent to 3% of effective gross income, consistent with local standards ranging from 3% to 
5% for properties of the subject’s size and character. The comparables, exhibit management 
fees ranging from $371 to $538 per unit with an average of $444 per unit. The appraiser’s per 
unit projection is generally supported by this data; however, this category is typically charged as 
a percentage of Effective Gross Income (EGI).  The projection for this expense on the proforma 
provided is $560 per unit or 6.02% of EGI under affordable operations.  The 2017 IREM report 
for conventional properties in Savannah indicated a median expense of 3.6%. 

Office & Administrative - The expense comparables’ administrative costs range from $165 to 
$289 per unit with an average of $237 per unit. Total Office/Administrative costs of $250 per unit 
are projected which is believed to be consistent with the comparables. The proforma has a 
projection of $140 per unit.  The 2017 IREM report for conventional properties in Savannah 
indicated a median expense of $521 per unit. 

Utilities – A total allocation of $900 per unit has been utilized herein for utilities based on all 
sources. The subject proforma indicates a total of $1,250 per unit for electricity, water, and trash 
removal.  The expense comparables’ utilities costs range from $39 to $823 per unit with an 
average of $530 per unit.  Excluding the outlier of $39 per unit, the remaining three comparables 
indicate an average of $693 per unit.  The subject’s total Utilities expense is comprised as 
follows: 

 Electricity: $225/Unit 
 Water:  $500/Unit 
 Gas:  $100/Unit 
 Trash:  $  75/Unit 

 Total:  $900/Unit 

 Electricity:  The expense comparables range from $32 to $229 per unit, averaging $159 
per unit. The 2017 IREM report for conventional properties in Savannah indicated a 
median expense of $261 per unit.  The proforma has a projection of $250 per unit.  
Based on this information, a projection of $225 per unit is considered to be supported.  

 Water/Sewer:  The expense comparables range from $7 to $421 per unit, averaging 
$279 per unit.  Excluding the outlier of $7 per unit, the remaining three comparables 
indicate an average of $370 per unit.  The proforma has a projection of $900 per unit 
which is considered above market.  Based on this information, the appraiser’s projection 
is $500 per unit.  
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 Gas:  Two of the expense comparables indicate a gas expense and range from $3 to 
$23 per unit.  The proforma has a projection of $100 per unit.  Based on this information, 
a projection of $100 per unit is considered to be supported.  

 Trash:  Three of the expense comparables included a separate expense for trash 
removal. They reported expenses of $54 to $184 per unit, averaging $115 per unit.  The 
proforma does not itemize this expense.  Based on this information, a projection of $75 
per unit is considered reasonable since there is no valet trash service.  

Salaries & Related Compensation - A cost of $1,100 per unit is projected for the subject. This 
amount incorporates management and maintenance personnel, but does not include Payroll 
Taxes. The comparables reported payroll expenses, to exclude Payroll Taxes, ranging from 
$865 to $1,685 per unit, averaging $1,280 per unit.  

The three comparables that reported a separate expense for payroll taxes range from $66 to 
$311 per unit with an average of $154 per unit. Based on this information, an allocation of $125 
per unit has been utilized herein for payroll taxes.  

For the subject, this equates to a total payroll expense, inclusive of Payroll Taxes, of $1,225 per 
unit. Comparatively, the expense data indicated payroll and related compensation/costs ranging 
from $931 to $1,996 per unit with an average of $1,395 per unit.  The IREM report for Savannah 
indicated a median expense of $1,265 per unit for Total Payroll.  The subject proforma indicates 
a total of $700 per unit which is considered below market. 

Repairs & Maintenance – Total repairs and maintenance expenses of the comparables range 
from $421 to $952 per unit with an average of $700 per unit. The proforma provided projects a 
total repairs and maintenance expense of $540 per unit. With consideration to all sources, 
stabilized repair and maintenance expenses (to include decorating, repairs, elevators, 
extermination, and grounds) of $750 per unit have been utilized herein. This projection is 
comprised as follows: 

 Decorating: $200/Unit 
 Repairs: $250/Unit 
 Pest:  $  50/Unit 
 Elevator: $  50/Unit 
 Grounds: $200/Unit 

 Total:  $750/Unit 

 Decorating:  Although the subject will reflect new condition and is expected to be fully 
decorated when it receives its certificate of occupancy at completion of construction, on-
going decorating expenses are anticipated to be incurred coinciding with turnover. Two 
of the comparables itemized decorating expenses ranging from $296 to $322 per unit, 
averaging $309 per unit. The subject proforma does not itemize this expense. The 2017 
IREM report for conventional properties in Savannah indicated a median expense of 
$105 per unit.   With emphasis on all sources, a projection of $200 per unit is considered 
to be supported.  

 Repairs:  The comparable data reported repairs expenses ranging from $93 to $758 per 
unit, averaging $361 per unit.  The developer has projected an expense of $500 per unit 
within the proforma which is assumed to include other expenses. The 2017 IREM report 
for conventional properties in Savannah indicated a median expense of $344 per unit.  
Based on this information, the appraiser’s projection is $250 per unit.  

 Pest: None of the comparables itemized this expense.  Also, the subject proforma does 
not itemize this expense. The developer has projected an expense of $139 per unit 
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within the proforma.  Based on comparable data retained in the work file, I have 
projected a Pest Control expense of $50 per unit. 

 Elevator:  Only one comparable indicated an elevator expense at $19 per unit.  The 
developer has projected an expense of $40 per unit within the proforma.  Based on this 
information, the appraiser’s projection is $50 per unit.  

 Grounds:  The three comparables that itemize this expense range from $194 to $274 
per unit, averaging $230 per unit.  The 2017 IREM report for conventional properties in 
Savannah indicated a median expense of $270 per unit. The subject proforma does not 
itemize this expense.  Based on this information, a projection of $200 per unit is 
considered reasonable.  

Insurance - Insurance costs at the expense comparables range from $133 to $593 per unit with 
an average of $367 per unit.  The initial proforma has a projection of $350 per unit.  The 2017 
IREM report indicated a median expense in Savannah of $281 per unit.  An Insurance expense 
of $350 per unit has been allocated for the subject based on all sources.   

Real Estate Taxes - The projected real estate tax burden is $1,345 per unit based on the tax 
projected previously exhibited herein.   

Operating Expense Summary – The expense comparables’ total operating expenses range 
from $4,379 to $5,867 per unit with an average of $5,063 per unit.  However, it is noted that the 
real estate taxes and utilities expense projections result in some disparities relative to the 
proposed subject complex.  None of the comparables contain reserves.   

 
My analysis reflects total untrended expenses of $3,188 per unit for the stabilized projection 
excluding Real Estate Taxes, Utilities and Reserves for Replacement.  By comparison, the 
expense comparables average of $3,398 per unit excluding the same items. 

It is noted that the proforma provided (under affordable operations) indicates non-trended 
expenses of $4,637 per unit excluding Reserves for Replacements versus the projected $5,433 
per unit outlined herein.  The primary difference is in the Total Payroll and Real Estate Tax 
projections.  The indicated operating expense ratio is 42.5% to include reserves and 40.7% to 
exclude reserves. To include Trending and Reserves, the total expenses per unit are projected 
at $5,849. These amounts are considered to be well supported by the market.   

 

Expenses Included
Expense 
Comp 1

Expense
Comp 2

Expense
Comp 3

Expense
Comp 4

Expense
Averages

Subject
Projection

Total Expenses (net of Reserves) $5,000 $4,379 $5,005 $5,867 $5,063 $5,433

Excluding R.E. Taxes & Reserves $3,785 $3,104 $3,453 $5,371 $3,928 $4,088

Excluding Utilities/R.E. Taxes/Reserves $2,962 $3,065 $2,893 $4,671 $3,398 $3,188

*Not trended

Summary of Expenses - Conventional
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2017 Income/Expense Analysis: Conventional Apartments (IREM) 

Additional reference is made to the 2017 Income/Expense Analysis: Conventional Apartments 
report published by the Institute of Real Estate Management (IREM). This report tracks 
historical income and expense information for complexes on national, regional, and local levels.   

The correlating operating expense ratio for the subject is estimated at 40.7% while the 
expenses per unit per annum are $5,599 per unit (excluding reserves) which is generally 
supported by the data below.  

 
 
Expense Summary for the HUD-92264 

The expenses have been presented following the format from the HUD-92274, whereby the 
total trending adjustment is applied as two lump sum adjustments on Lines 20b. and 27b.  As 
previously noted, two of the expenses were not trended: Management Fee and Real Estate 
Taxes.  As shown on the 92274, the total trend adjustment is 4.5025%.  This is based on a 2.5% 
annual increase in the expenses from the beginning of the base year of the most recent 
expense comparable.  In this case, the base comparable reflects 2016 year-end data.  In 
accordance with the MAP Guide, the trending adjustment would then begin on January 1, 2016; 
resulting in the adjustment of 4.5025%.   

Each of the individual line-item expenses have been trended below so that they can be 
transferred to the HUD-92264; which does not have a line for total trending.  Please note that 
the total expenses and net operating income are consistent throughout the report.  A summary 
of the individual trended expenses is shown below. 

 

Area - Type
Mgmt.

Fee Admin. Electricity
Water/
Sewer Decorating Repairs Grounds Insurance

Total 
Payroll

Total 
Expenses

Expense 
Ratio

Savannah, GA - Garden 3.6% $521 $261 N/A $105 $344 $270 $281 $1,265 $4,609 30.4%

Charleston, SC - Garden 2.7% $912 $188 N/A $237 $674 $382 $390 $1,321 $5,801 34.9%

Region IV - Garden 3.4% $621 $161 $550 $175 $488 $206 $260 $1,265 $4,664 37.9%

Region IV - High Rise Elevator 3.2% $1,170 $359 $528 $198 $442 $174 $236 $1,167 $7,701 37.1%

Average 3.2% $806 $242 $539 $179 $487 $258 $292 $1,255 $5,694 35.1%

Subject Projection* 3.0% $250 $225 $500 $200 $250 $200 $350 $1,225 $5,599 40.7%

* Excluding Reserves 

2017 IREM Survey - Conventional

Operating Expenses Trended Expenses for 92264

   Advertising $28,800 $30,097
   Management $59,501 $59,501 Not Trended
   Office & Administrative $36,000 $37,621
   Electricity $32,400 $33,859
   Water $72,000 $75,242
   Gas $14,400 $15,048
   Garbage/Trash Removal $10,800 $11,286
   Cable $0 $0
   Salaries and Related Compensation $158,400 $165,532
   Payroll Taxes $18,000 $18,810
   Decorating $28,800 $30,097
   Repairs & Maintenance $36,000 $37,621
   Exterminating $7,200 $7,524
   Grounds Expense $28,800 $30,097
   Elevator $7,200 $7,524
   Security $0 $0
   Service Coordinator $0 $0
   Insurance $50,400 $52,669
   Real Estate Taxes $193,711 $193,711 Not Trended

Total Expenses (excluding Reserves) $782,411 $806,238
Per Unit $5,433 $5,599

Expense Projection
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INCOME AND EXPENSE STATEMENT 

 

Unit Type No. Rent
1BR / 1BA - Garden 12 @ $1,035 per month, annualized 149,040$    
2BR / 1BA - Elevator 40 @ $1,175 per month, annualized 564,000$    
2BR / 1BA - Elevator 8 @ $1,175 per month, annualized 112,800$    
2BR / 1BA - Garden 36 @ $1,150 per month, annualized 496,800$    
3BR / 2BA - Garden 48 @ $1,300 per month, annualized 748,800$    

144 2,071,440$   

Add Other Income: ( 144 x $425 Per Unit Per Year    ) = 61,200$       

Total Potential Gross Income 2,132,640$   

Less Vacancy & Credit Loss @ 7% (149,285)$    

Effective Gross Income (EGI) 1,983,355$   

Less Operating Expenses Per Unit $ Amount Trended

   Advertising $200 $28,800 $30,097
   Management $413 $59,501 $59,501
   Office & Administrative $250 $36,000 $37,621
   Electricity $225 $32,400 $33,859
   Water $500 $72,000 $75,242
   Gas $100 $14,400 $15,048
   Garbage/Trash Removal $75 $10,800 $11,286
   Cable $0 $0 $0
   Salaries and Related Compensation $1,100 $158,400 $165,532
   Payroll Taxes $125 $18,000 $18,810
   Decorating $200 $28,800 $30,097
   Repairs & Maintenance $250 $36,000 $37,621
   Exterminating $50 $7,200 $7,524
   Grounds Expense $200 $28,800 $30,097
   Elevator $50 $7,200 $7,524
   Security $0 $0 $0
   Service Coordinator $0 $0 $0
   Insurance $350 $50,400 $52,669
   Real Estate Taxes $1,345 $193,711 $193,711

Subtotal of Operating Expenses $5,433 $782,411

Trending Adjustment (Lines 22b/30b on 92274) $165 $23,827

Total of Operating Expenses $5,599

Less Operating Expenses 806,238$    

Reserves for Replacement @ $250 Per Unit 36,000$      

Less Total Expenses                    ( $5,849 Per Unit ) (842,238)$    

Net Operating Income (NOI) 1,141,117$   

The Preserve at Chatham Parkway
- Proforma Operating Statement -

Assuming Market Rents

Potential Gross Rental Income

of  EGI  or-42.5%

Total Potential Gross Rental Income
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LAND VALUE 
In order to estimate the subject’s land value as if vacant, the appraiser has searched the local 
market for recent comparable sales. The following sales represent location and physical 
features similar to the subject property and are “arms-length” market transactions between 
disinterested parties. Five sales have been summarized in the following table and included in 
the Item J of the 92264.  Qualitative and quantitative analysis of the data is provided within the 
narrative.  Detailed information regarding each sale is included in the Addenda. 

SUMMARY OF LAND SALES DATA 

 

 
Land Value Analysis 

The comparables represent five sales of vacant multi-family tracts in various markets of 
Savannah and Charleston. Sale dates range from July 2013 to January 2017.  The data outlined 
herein is a combination of the most recent and most comparable data available in the market. 

The sales range in size from 1.630 acres to 22.108 acres and range in unit values from $97,824 
to $920,245 per acre and from $8,481 to $21,739 per unit.  In many cases, the price per unit is 
the most heavily weighted unit of comparison for multi-family land. In analyzing the comparable 
sales, the appraiser gives consideration to the difference in location, topography at the time of 
sale, utility due to shape, size, zoning, exposure and access. Value fluctuation between the date 
of sale and the date of appraisal is also taken into consideration.  The density of each 
development is considered in terms of both the price per acre and price per unit.  Typically, high 
density transactions will result in lower unit prices, but higher price per acre.   

Sale
No. Identification/Location

Sale
Date Sale Price

Size
(Ac.)

No. of
Units Density

Price
Per Acre

Price
Per Unit

1
Sawgrass at Bolton's Landing, Phase II
Roustabout Way, Charleston, SC

Jan-17 $1,698,135 14.072 156 11.09 $120,675 $10,885

2
East Broad Street Lofts
1020 E. Broad St, Savannah, GA

May-16 $1,500,000 1.630 69 42.33 $920,245 $21,739

3
17 South
US 17 S at Carolina Bay, West Ashley, SC

May-16 $3,261,600 9.539 220 23.06 $341,923 $14,825

4
Mariner Grove
2010 E. President St., Savannah, GA

Aug-15 $4,080,000 16.220 320 19.73 $251,541 $12,750

5
Legends at Chatham
1426 Chatham Pkwy, Savannah, GA

Jul-13 $2,162,700 22.108 255 11.53 $97,824 $8,481

$1,500,000 1.630 69 11.09 $97,824 $8,481

$4,080,000 22.108 320 42.33 $920,245 $21,739

$2,540,487 12.714 204 21.55 $346,442 $13,736

$2,162,700 14.072 220 19.73 $251,541 $12,750

Mean

Median

Minimum

Maximum
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Sale 1 ($10,885 / Unit) is a similar-sized tract located north of the subject in the West Ashley 
submarket of Charleston.  Said property is deemed superior with respect to location and overall 
topography.  A lower unit value is estimated for the subject property. 

Sale 2 ($21,739 / Unit) is situated in downtown Savannah and is rated superior to the subject 
based on location and overall topography.  In addition, the significantly smaller size of the 
comparable has been taken into consideration.  A lower unit value is deemed reasonable for the 
subject property. 

Sale 3 ($14,825 / Unit) is located north of the subject in the West Ashley submarket of 
Charleston and is considered superior to the subject with regards to location and overall 
topography.  A lower unit value is projected for the subject property. 

Sale 4 ($12,750 / Unit) is located on the fringe of downtown Savannah and is rated superior 
based on overall topography.  A lower unit value than that indicated by this sale is estimated for 
the subject property. 

Sale 5 ($8,481 / Unit) is located just south of the subject and is considered superior with respect 
to overall topography.  A slightly lower unit value is deemed appropriate for the subject property. 

After adjustments, the five comparables reflected a range in price per unit of $7,620 to $11,522 
with a mean of $8,970 and a median of $8,599.  As previously noted, the subject is currently 
under contract for $1,100,000 which equates to $69,152 per acre or $7,639 per unit.  Based on 
the information herein, a value of $8,000 per unit is considered reasonable for the subject site.   

 

The concluded land value of $1,150,000 yields a price per acre of $95,436 which is deemed 
reasonable based on the sales data herein. 

Estimated Land Value  

$1,150,000 

Date of Sale

Sales Price

No. of SF

Price per Square Foot

No. of Acres

Price per acre

No. of Planned Units 156 69 220 320 255

Price per Planned Unit  $10,885  $21,739  $14,825  $12,750  $8,481

Adjustments (%)

     Time

     Location

     Zoning

     Plottage

     Demolition

     Topo., Phys. Char.

     Density

Total Adjustment Factor

Adjusted Unit Price

Comparable Sales           
Address No. 1

Comparable Sales           
Address No. 2

Comparable Sales           
Address No. 3

Comparable Sales           
Address No. 4

Comparable Sales           
Address No. 5

January 4, 2017 May 9, 2016 May 13, 2016 August 11, 2015 July 29, 2013

17 South
105 Ivy Green Road

Charleston, SC 29414

Mariner Grove 
2010 E. President Street

Savannah, GA 31404

Legends at Chatham
1426 Chatham Parkway

Savannah, GA 31405

Sawgrass at Bolton's
W/S of Roustabout Dr.
Charleston, SC 29414

East Broad Street Lofts
1020 E. Broad Street
Savannah, GA 31401

$1,698,135 $1,500,000 $3,261,600 $4,080,000 $2,162,700

612,976                                  71,003                                    415,519                                  706,543                                  963,024                                  

$2.77 $21.13 $7.85 $5.77 $2.25

14.072 1.630 9.539 16.220 22.108

$120,675 $920,245 $341,923 $251,541 $97,824

0.00% 3.00% 3.00% 6.00% 10.00%

-10.00% -20.00% -10.00% 0.00% 0.00%

0.00% 0.00% 0.00% 0.00% 0.00%

0.00% 0.00% 0.00% 0.00% 0.00%

0.00% 0.00% 0.00% 0.00% 0.00%

-20.00% -30.00% -35.00% -35.00% -15.00%

0.00% 0.00% 0.00% 0.00% 0.00%

-30.00% -47.00% -42.00% -29.00% -5.00%

$7,620 $11,522 $8,599 $9,053 $8,057

Units Indicated $/Unit Indicated Market Value
144 $8,000 $1,152,000

$1,150,000

Land Value Calculation - Per Unit

x =

Market Value Conclusion, rounded
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REPLACEMENT COST 
The replacement cost of a building is defined as: 

The total cost to construct, at current prices, a building with utility equivalent to the 
building being appraised, using modern materials and current standards, design, and 
layout. 

In calculating building cost estimates, it is important to consider both direct costs (hard costs) 
and indirect costs (soft costs) as well as entrepreneurial profit since this is the primary incentive 
necessary to induce an entrepreneur to undertake the risks associated with building the project. 

Within the scope of this appraisal, the appraiser has reviewed the Replacement Cost estimate 
shown on the enclosed HUD-2328 provided by the lender.  In addition, I have developed my 
own estimate of replacement cost utilizing Marshall Valuation Service, a national cost service.  
My replacement cost estimate is exhibited on the next page, followed by the HUD Form 92264, 
Section G cost estimate prepared by the project’s cost analyst.   

In estimating the Replacement Cost, primary emphasis should be given to the cost analysis as 
the Marshall Valuation Services are not deemed to be as reliable or as detailed as those 
provided by the cost analyst.    
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Appraiser’s Cost Estimate 

 

Analyst: Nelson Pratt Number of Stories: 3 & 4
Building Type: Multiple Residences Height per Story: 9'
Year Built: 2019 Number of Apt. Buildings: 5
Cost Quality: Average Gross Building Area (Apts): 151,428
Exterior Wall: Fiber cement siding and stone Average Floor Area: 10,095

COST DATA
Cost Source Manual Section / Page Building Quality Building Class Base Sq. Ft. Cost

Marshall Valuation Service Sec. 12 / Page 16 Average to good D $84.55

SQUARE FOOT REFINEMENTS
Item Unit Cost Unit Type Sq. Ft. Cost

Sprinkler $1.50 Sq. Ft. $1.50
$86.05

MULTIPLIERS & REFINEMENTS
Item Description Multiplier

# Stories Multiplier N/A 1.000
Story Height Multiplier 9' 1.000

Area Multiplier - Multiple Res. Typical 0.984
Current Cost Multiplier Eastern 1.050

Local Multiplier Savannah 0.870
Combined Multipliers 0.899

Base Cost Adjusted for Refinements $77.34

BUILDING IMPROVEMENTS
Item Adjusted Base Cost Unit Type Quantity Total

Apartment Buildings $77.34 Sq. Ft. 151,428 $11,712,119
Community Areas $110.00 Sq. Ft. 1,875 $206,250
Business $100.00 Sq. Ft. 706 $70,600
Support Areas $55.00 Sq. Ft. 257 $14,135
Circulation $55.00 Sq. Ft. 3,206 $176,330

Total Building Improvement Costs $12,179,434

SITE IMPROVEMENTS
Item Unit Cost Unit Type Quantity Total

Earth Work $574,311 Lump Sum 1 $574,311
Site Utilities $538,799 Lump Sum 1 $538,799

Roads & Walks $564,931 Lump Sum 1 $564,931
Site Improvements $71,351 Lump Sum 1 $71,351
Lawns & Planting $124,435 Lump Sum 1 $124,435

Total Site Improvement Costs $1,873,827

Subtotal: Building & Site Costs $14,053,261

INDIRECT COSTS AND ENTREPRENEURIAL INCENTIVE
Item Percent Cost Total

Soft Costs 5% $702,663
Entrepreneurial Incentive 11% $1,545,859

Total Soft Costs $2,248,522

Total Replacement Cost New (RCN) $16,301,783

Percent Type
% Building & Site Cost
% Building & Site Cost

COST ANALYSIS 

Base Cost Adjusted for Square Foot Refinements
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Section G-92264 – Estimate of Replacement Cost (Per A/E Specialist) 
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HUD-2328 – Contractor’s Cost Breakdown 
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INITIAL OPERATING DEFICIT  
As noted in the Absorption section of this report, the 
lease-up of the subject complex under affordable 
operations is projected to include an initial absorption 
of approximately 15 units per month.  The monthly 
debt service was provided by the client and is 
assumed to be accurate as of the date of this report.  
Based on the projections and the operating 
information herein, my calculation of the Initial 
Operating Deficit (IOD) is estimated at $173,263.  It is noted that this amount may be low given 
the various underwriting criteria associated with this loan program. It is likely that a higher IOD 
may be required to provide more security to the initial lease-up of the project. 

 

Calculation of Initial Operating Deficit (IOD) 
The Preserve at Chatham Parkway HUD Project N/A

Savannah, GA
144 units $104.17 Var OE/mo

Cumultv
Units Units Interest Reserve for

Month Rented Rented Gross Income Vacancy EGI Fixed Variable (1) NOI and MIP Debt Service Replacement Deficit Interval
1 0 0 $124,380 100% $0 $0 $0 $0 $0 One
2 0 0 $124,380 100% $0 $0 $0 $0 $0 One
3 0 0 $124,380 100% $0 $0 $0 $0 $0 One
4 0 0 $124,380 100% $0 $0 $0 $0 $0 One
5 0 0 $124,380 100% $0 $0 $0 $0 $0 One
6 0 0 $124,380 100% $0 $0 $0 $0 $0 One
7 0 0 $124,380 100% $0 $0 $0 $0 $0 One
8 0 0 $124,380 100% $0 $0 $0 $0 $0 One
9 0 0 $124,380 100% $0 $0 $0 $0 $0 One
10 0 0 $124,380 100% $0 $0 $0 $0 $0 One
11 0 0 $124,380 100% $0 $24,892 $0 ($24,892) ($24,892) One
12 0 0 $124,380 100% $0 $24,892 $0 ($24,892) ($24,892) One
13 0 0 $124,380 100% $0 $24,892 $0 ($24,892) ($24,892) One
14 14 14 $124,380 90% $12,093 $24,892 $1,458 ($14,258) ($14,258) One
15 15 29 $124,380 80% $25,049 $24,892 $3,021 ($2,865) ($2,865) One
16 15 44 $124,380 69% $38,005 $24,892 $4,583 $8,529 $8,529 One
17 15 59 $124,380 59% $50,961 $24,892 $6,146 $19,923 $19,923 One
18 15 74 $124,380 49% $63,918 $24,892 $7,708 $31,317 $79,359 ($48,042) Two
19 15 89 $124,380 38% $76,874 $39,454 $9,271 $28,149 $48,083 $3,600 ($23,534) Three
20 15 104 $124,380 28% $89,830 $39,454 $10,833 $39,543 $48,083 $3,600 ($12,140) Three
21 15 119 $124,380 17% $102,786 $39,454 $12,396 $50,937 $48,083 $3,600 ($746) Three
22 15 134 $124,380 7% $115,743 $39,454 $13,958 $62,330 $48,083 $3,600 $10,648 Stabilized
23 0 134 $124,380 7% $115,743 $39,454 $13,958 $62,330 $48,083 $3,600 $10,648 Stabilized

100%

Initial Operating Deficit: ($176,263)

NOTES:
1.) Variable Expenses include management, electricity, and water.

2.) Insurance begins in Month 19 - after construction is completed and amortization begins.

3.) Real Estate Taxes begin in Month 19 - at the beginning of amortization.

4.) No operating expenses are included for the first 10 months.  It is assumed that taxes/other expenses are included in the escrow account.

5.) Leasing costs are projected to begin in Month 11 with the income from the first units leased received in Month 14.

6.) Reserves are based upon an annual amount of $43,200 or $3,600 per month.

Operating Expenses

7.) The annual debt service is based upon an amount of $10,581,200 with a 40-year amortization and 4.25% interest rate, 0.25% MIP, and 
0.953% curtail rate for a total rate of 5.453% yielding a debt service of $48,083 per month.

Total Units 144
Stabilized at 93% 134
Minus Preleasing at 10% 14
Units to be Leased-up 120
Projected Absorption Rate 15
Months to Stabilization 8.0

Months to Stabilization - Conventional
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HUD-92264 FORM 
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ESTIMATE OF AFFORDABLE NOI 
As previously discussed, the units at the subject will operate in compliance with Low-Income 
Housing Tax Credits (LIHTC) received from the GHFA.  Restricted LIHTC rents are based on 
HUD income limits for Chatham County (Savannah MSA) and are calculated based on 30% of 
the household income adjusted for family size.  Rents assume an allocation of 1½ persons per 
bedroom.  Based on the 2017 HUD income limits and unit size (number of bedrooms), 
maximum monthly rents under LIHTC guidelines (excluding tenant-paid utilities based on utility 
allowances provided by the developer) are outlined below based upon 60% of the Area Median 
Income (AMI).   

 

Under LIHTC operations, the subject’s rents are restricted to either the maximum tax credit rent 
(shown above) or the estimated achievable tax credit rent as evidenced by comparable LIHTC 
rental data.  Apartment complexes operating under LIHTC restrictions often price their units 
below the maximum allowable to maximize competitiveness.  Therefore we have researched the 
subject’s competitive market for LIHTC rent comparables.  Detailed write-ups of each 
comparable is included in the Addenda.  The HUD 92273 grids are shown on the following 
pages.  

 UnitType

Area
Median
Income

Housing
Ratio

Maximum
Annual Rent

Maximum
Monthly

LIHTC Rent

Less
Tenant-Paid
Util. Allow.

Maximum
LIHTC Rent
After Util.

Developer's
Proforma

LIHTC Rents
1BR / 1BA $29,250 x 30% = $8,775 $731 $46 = $685 $650

2BR / 1BA $35,100 x 30% = $10,530 $878 $61 = $816 $800

3BR / 2BA $40,500 x 30% = $12,150 $1,013 $76 = $936 $925

The Preserve at Chatham Parkway
- Applicable Income Limits & Rents -

60% AMHI Limit
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HUD 92273 LIHTC Operations 
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Potential Gross Income Analysis – LIHTC 

The previous HUD-92273 forms show the subject in comparison to competitive LIHTC rentals 
with appropriate adjustments for varying feature characteristics.  Specific comparable units were 
selected based on comparability within unit type, particularly relative to square footage.  In 
analyzing the comparable rentals, it is noted that these comparables represent the most 
competitive projects to the proposed subject property relative to location, design, and targeted 
market.   

Explanation of Adjustments and Market Rent Conclusions 

Line 3. Effective Date of Rental. The grids show current rents with no adjustments necessary.  
All the properties were surveyed in August 2017.  No adjustments warranted. 

Line 4. Type of Project/Stories.  The subject contains four walk-up buildings and one elevator 
building.  All of the comparables utilized reflect two- or three-story walk-up buildings.  A positive 
$25 adjustment was applied to all comparables on the 2BR-elevator grid to account for the 
premium for elevator access. 

Line 6. Project Occupancy %.  The stabilized comparables reported a range from 91.1% to 
97.0% with an average of 95.8%.  No adjustments are necessary.  

Line 7. Concessions.  None of the comparables are currently offering concessions.  No 
adjustments are warranted. 

Line 8. Year Built – The comparables range in year built from 2004 to 2012.  Positive 
adjustments of $25 were applied to Montgomery Landing, Ashley Midtown, and Bradley Pointe 
given their inferior ages. 

Line 9. Square Footage.  To value the size differences between the subject and the 
comparables, I reviewed the rents quoted at several complexes within the Savannah market 
having several floor plans within the same unit type (e.g., having two or three 2BR/2BA floor 
plans where the primary difference was size).  The following chart was put together from the 
dataset from the report. Overall variances ranged from $0.05 to $0.85 per square foot; largely 
due to daily pricing models which can skew the averages. In addition to these properties, 
consideration has been given to the overall rental rates per square foot and the adjustment 
being a reasonable ratio.  

 

Complex Unit Type SF Difference Rent Difference
Ren

Per SF
% of Rent

Per SF
Walden at Chatham Center 1BR/1BA 883 241 $974 $13 $0.05 5%

1BR/1BA 642 $961
Legends at Chatham 1BR/1BA 920 194 $990 $105 $0.54 50%

1BR/1BA 726 $885
Grand Oak at Ogeechee River* 1BR/1BA 827 76 $1,063 $8 $0.11 8%

1BR/1BA 751 $1,055
Mariner Grove 1BR/1BA 888 110 $1,435 $65 $0.59 37%

1BR/1BA 778 $1,370
*Rents reflect averages quoted from daily pricing model.

Mean $48 $0.32 25%
Median $39 $0.32 22%
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Based on my analysis, I concluded that there is a value of roughly 35% of the rent per square 
foot is appropriate.  Given the average rents per square foot in this survey, this equates to an 
approximate range of $0.22 to $0.35 per square foot; which is considered to be reasonable. The 
heated square feet figure provided appear to be the same methodology in which square footage 
is calculated for the rental comparables (to exclude patios, outside storage, etc.) – shown as the 
HUD gross square footage on the plans.  Therefore, the subject net square feet is compared to 
the marketed square footage provided by the comparables.  An adjustment is calculated based 
upon the square footage difference between the subject and the comparable that is then 
multiplied by the price per square foot cost variance.  The following formula is used in the grids 
for SF adjustments, with the result rounded:   

(Comp SF– Subject SF) x (35% x Rent/SF of the Comparable) 

Line 10. # Bedrooms.  The only variance is on the one-bedroom grid.  Ashley Midtown does 
not contain one-bedroom units so a two-bedroom was utilized on the one-bedroom grid.  A 
downward $50 adjustment was applied to account for the variance.  Consideration is given to 
the market data outlined below. 

Complex Unit Type SF Difference Rent Difference
Ren

Per SF
% of Rent

Per SF
Legends at Chatham 2BR/2BA 1,252 97 $1,240 $10 $0.10 10%

2BR/2BA 1,155 $1,230
Grand Oak at Ogeechee River* 2BR/2BA 1,202 87 $1,050 $61 $0.70 80%

2BR/2BA 1,115 $989
Mariner Grove 2BR/2BA 1,153 70 $1,735 $10 $0.14 9%

2BR/2BA 1,083 $1,725
2BR/2BA 1,212 59 $1,785 $50 $0.85 58%
2BR/2BA 1,153 $1,735
2BR/2BA 1,275 73 $2,120 $35 $0.48 29%
2BR/2BA 1,202 $2,085

*Rents reflect averages quoted from daily pricing model.

Mean $33 $0.45 37%
Median $35 $0.48 29%

Complex Unit Type SF Difference Rent Difference
Ren

Per SF
% of Rent

Per SF
Walden at Chatham Center 3BR/2BA 1,418 60 $1,491 $20 $0.33 32%

3BR/2BA 1,358 $1,471
Legends at Chatham 3BR/2BA 1,479 117 $1,430 $90 $0.77 80%

3BR/2BA 1,362 $1,340
*Rents reflect averages quoted from daily pricing model.

Mean $55 $0.55 56%
Median $55 $0.55 56%
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Line 11. # Baths.  The subject two-bedroom units contain one full bathroom whereas all of the 
comparable two-bedroom units contain two full bathrooms.  A downward $30 adjustment was 
applied to each comparable on the two-bedroom grids to account for this variance. 

Line 12. # of Rooms.  Accounted for in Lines 10 and 11 above. 

Line 13. Balcony/Terrace/Patio.  The subject garden units all contain a balcony or patio, the 
subject elevator units do not.  A $10 adjustment was applied for any variances. 

Line 14. Garage or Carport. The subject will not feature garages or carports.  This amenity is 
not available within the rent at any of the comparables or the subject.  No adjustments 
warranted. 

Line 15a. AC: Central/Wall.  The subject will have individual central electric heat and air 
conditioning systems, as do all of the comparables.  No adjustments were necessary. 

Line 15b-d. Range/Oven, Refrigerator, Disposal.  The subject units will have a range/oven 
and a frost-free refrigerator with icemaker, and disposal, similar to all of the comparables.  No 
adjustments are necessary. 

Line 15e. Microwave.  The subject units will not contain a built-in microwave.  A downward $5 
adjustment was applied to each comparable containing this feature. 

Line 15f. Dishwasher.  The subject and all comparables include a dishwasher; no adjustments 
are necessary. 

Line 15g. Washer/Dryer.  The subject will provide a washer and dryer connections in all units 
as do four of the five comparables.  Mariner Grove includes washer/dryer appliances.  A 
negative adjustment of $40 was applied.  Consideration is given to the market data outlined 
below. 

Complex Unit Type SF Difference Rent
Rent 

Difference
SF adj. @ 

30% of $/SF
Remaining 

BR Adj. Rent/SF

Walden at Chatham Center 3BR/2BA 1,358 227 $1,471 $175 73.76664212 $101 $1.08

2BR/2BA 1,131 $1,296

3BR/2BA - SR 1,418 207 $1,491 $195 $65 $130 $1.05

2BR/2BA - SR 1,211 $1,296

The Fountains at Chatham Parkway 3BR/2BA 1,361 306 $1,280 $120 $86 $34 $0.94

2BR/2BA 1,055 $1,160

Legends at Chatham 3BR/2BA 1,362 207 $1,340 $110 $61 $49 $0.98

2BR/2BA 1,155 $1,230

Grand Oak at Ogeechee River* 3BR/2BA 1,455 253 $1,183 $133 $62 $71 $0.81

2BR/2BA 1,202 $1,050

Mariner Grove 1BR/1BA 888 152 $1,435 $90 $74 $16 $1.62

Studio 736 $1,345

Sustainable Fellwood Ph. II 2BR/1BA 1,060 237 $874 $81 $59 $22 $0.82

1BR/1BA 823 $793

Montgomery Landing 3BR/2BA 1,267 205 $872 $106 $42 $64 $0.69

2BR/2BA 1,062 $766

4BR/2BA 1,428 161 $959 $87 $32 $55 $0.67

3BR/2BA 1,267 $872

Bradley Pointe 3BR/2BA 1,167 88 $959 $120 $22 $98 $0.82

2BR/2BA 1,079 $839

Mean $64 $0.95

Median $59 $0.88

*Rents ref lect averages quoted from Yieldstar or LRO.

Bedroom Adjustment
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Line 15h. Carpet/Drapes.  The subject will contain carpet and vinyl flooring whereas all of the 
comparables feature faux wood flooring.  A downward $25 adjustment was applied to each 
comparable given this upgrade.  Consideration is given to the market data outlined below. 

 

Line 15i. Pool/Recreation Areas.  The subject will offer various project amenities but no 
swimming pool.  All of the comparables contain a swimming pool; therefore, a downward $10 
adjustment was applied to each comparable.  

Line 15j. Countertops.  The subject and three of the comparables feature laminate countertops 
whereas the remaining two comparables contain granite countertops.  A downward $20 
adjustment was applied to the comparables given this upgrade.  Consideration is given to the 
market data outlined below. 

 Complex City State W/D

Bell Vinings Atlanta GA $40

Emory Square Decatur GA $50

The Atlantic North Decatur Decatur GA $35

Magnolia Pointe Duluth GA $45

Palisades Club Duluth GA $40

Herrington Woods Lawrenceville GA $40

Wembly at Overlook Macon GA $45

Mean $42

Median $40

HU and WD Premiums

 Complex City State Premium

Amelia Apartments - 1BR Tifton GA $25

Amelia Apartments - 2BR Tifton GA $50

Sunnyside Apartments - Studio Tifton GA $20

Sunnyside Apartments - 1BR Tifton GA $20

Sunnyside Apartments - 2BR Tifton GA $45

The Gardens at Tifton Tifton GA $25

Avalon Shores Bluffton SC $30

Crowne at Old Carolina Bluffton SC $30

Woodfield South Charleston SC $50

Colonial Grand at Cypress Cove Charleston SC $25

Mean $32

Median $28

Wood Vinyl Flooring Premiums
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Line 16a-d. Services.  The subject and each of the comparables are fully electric with electricity 
being the responsibility of the tenant.  Basic services of trash disposal and exterminating are 
standard across the proposed subject and comparables.  Water and sewer expenses are 
included in the rent at the subject and only one of the comparables (Legends at Chatham).  
Positive adjustments have been applied to the remaining four comparables based on the 
number of bedrooms.  Adjustments of $38 (1BR), $47 (2BR), and $57 (3BR) have been applied. 

Line 17. Storage.  The subject garden units will contain additional storage on the balcony/patio; 
the subject elevator units will not.  A $5 adjustment is applied to account for any variances 
between the subject and comparables. 

Line 18. Project Location/Neighborhood.  The subject’s location considered to be good, 
similar to all of the comparables.  Location was one of the leading characteristics utilized in the 
selection of the comparables.  No adjustments are necessary. 

Line 19.a) Overall Appeal.  The subject’s overall appeal considered to be good, similar to all of 
the comparables.  No adjustments are necessary. 

Line 23. Correlated Subject Rent.  The adjusted range in rents for the four grids is outlined 
below.   

 

 
Based on the preceding HUD-92273 forms, the following achievable tax credit rents have been 
projected for the 60% AMI rents on the LITHC units.  Consideration is given to the amenity 
package and finishes, to include granite countertops, of the subject development.   

 Complex City State Premium

The Reserve at Johnson City Johnson City TN $10

The Retreat at West Creek Richmond VA $45

Plantation at Horse Pen Creek Greensboro NC $60

Addison Park Huntsville AL $20

Springs at Chattanooga Chattanooga TN $50

Amberleigh Bluff Knoxville TN $20

Mean $34

Median $33

Granite Countertop Premiums

Developer's Max Allowable Subject

Grid
No.

Unit
Type

Min Mean Median Max
Profoma Rent

Based on DCA 
Utility Allowances

Estimated
Market Rent

1 1BR/1BA - Garden $602 $714 $724 $811 $650 $685 $675

2 2BR/1BA - Elevator $657 $783 $798 $871 $800 $816 $800

2 2BR/1BA - Garden $654 $782 $797 $872 $800 $816 $800

3 3BR/2BA - Garden $876 $956 $943 $1,056 $925 $936 $935

Adjusted Comparable Rents
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Occupancy Projection 

The following table outlines the physical occupancy levels of the LIHTC rent comparables 
utilized herein that were surveyed during the due diligence process. 

 

The above comparables reflect strong occupancy characteristics, reporting occupancy rates 
ranging from 91.1% to 97.0% with an average of 95.8%. 

Based on this information, together with an analysis of the demographics within the market 
area, I have deducted a total of 5% for vacancy/collection loss – which includes both physical 
and economic loss.   

Other Income 

Other Income estimates herein include only regular income associated with typical, recurring 
fees required by the complex of the tenant.  Examples of this type of income include pet fees, 
application fees, late charge, forfeited deposits, etc.  

Revenue from these sources is estimated at $350 per unit which is reflective of 3.55% of the 
EGI. The proforma reflects an amount of $358 per unit.  The IREM report for Section 42 
properties in Region IV indicated median Other Income of $197 per unit (2.40%).  The 
conventional data indicates a range from $419 to $1,522 per unit with a mean of $708 per unit 
and a median of $517 per unit.  The percentage of EGI reflects a mean and median of 5.61% 
and 5.35%, respectively, for the conventional data.  Given the location of the project and 
requirements outlined in the MAP Guide, a projection under LIHTC operations in the low range 
is considered appropriate.  These projections are generally consistent with similar developments 
in the greater Savannah market excluding atypical revenue sources. 

Unit Mix
Achievable 

Rent
Rent

Per SF

1BR / 1BA-G 12 8% 834 $675 $0.81 97,200$       

2BR / 1BA-E 40 28% 963 $800 $0.83 384,000$      

2BR / 1BA-E 8 6% 963 $800 $0.83 76,800$       

2BR / 1BA-G 36 25% 1,019 $800 $0.79 345,600$      

3BR / 2BA-G 48 33% 1,219 $935 $0.77 538,560$      

144 100% 1,052 $835 $0.79 1,442,160$   Total / Average

The Preserve at Chatham Parkway
- Achievable LIHTC Rents & Potential Gross Income -

No. of
Units

Unit
Ratio

HUD 
Gross

Gross Annual
Rental Income

 Complex Name
No. of
Units City State

Original
Year Built

Occupancy
Rate

Sustainable Fellwood II 56 Savannah GA 2012 91.1%

Savannah Gardens Ph. III* 94 Savannah GA 2012 N/A

Montgomery Landing 144 Savannah GA 2005 96.0%

Ashley Midtown 206 Savannah GA 2004 97.0%

Bradley Pointe* 144 Savannah GA 2004 N/A

Total / Averages 406 2007 95.8%

*Unable to reach property; excluded from total and averages

LIHTC Occupancy
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Absorption  

Based on the conventional absorption rates previously noted, the projected absorption rate for 
the subject under LIHTC operations is approximately 15 units per month.   

 

 

No. Location
Year
Built

No. of
Units

Reporting
Year

Other Income 
Per Unit

Other Income
as % of EGI

1 Charleston, SC 2001 200-250 2015 $419 4.12%

2 Summerville, SC 2014 200-250 2015 $430 4.90%

3 N. Charleston, SC 2008 250-300 2015 $528 4.10%

4 Savannah, GA 2010-2013 300-350 2014 $491 3.82%

IREM - Savannah, GA Garden 2016 $506 5.80%

IREM - Charleston, SC Garden 2016 $978 7.50%

IREM - Region IV High-Rise Elevator 2016 $1,522 7.50%

IREM - Region IV Garden 2016 $789 7.10%

IREM - Region 42 Section 42 2016 $197 2.40%

$651 5.25%

$506 4.90%

2019 144 $350 3.55%

Mean

Median

Subject Projection

Other Income Support - LIHTC

Total Units 144
Stabilized at 95% 137
Minus Preleasing at 10% 14
Units to be Leased-up 122
Projected Absorption Rate 15
Months to Stabilization 8.2

Months to Stabilization - LIHTC



FIRM COMMITMENT APPRAISAL 
THE PRESERVE AT CHATHAM PARKWAY– SAVANNAH, GA 

HODGES & PRATT COMPANY, P.C.    PAGE 92 

Subject Expense Projections – LIHTC operations 

The next step in developing the Income Approach is that of estimating the typical property 
owner expenses. These expenses must be deducted from the gross income to produce a net 
income that a typical owner would anticipate receiving over the investment period, which is then 
capitalized into a present value indication. 

Obviously, as proposed construction, the subject has no operating history from which to draw 
expense conclusions. In deriving my estimate of operating expense components, I have 
analyzed expense comparables for similar complexes located in the region.  The conventional 
comparables utilized on the market-rate HUD-92274 were also used on the LIHTC HUD-92274 
due to their similarities in location and physical characteristics.  Consideration has also been 
given to the 2017 IREM report for Section 42 properties in Region IV.  The following table 
summarizes the expense comparables and reflects total annual operating expenses ranging 
from $4,379 to $5,867 per unit with an average of $5,063 per unit (excluding Reserves). 
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HUD-92274 LIHTC Operations 
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Operating Expense Analysis – LIHTC Operations 

The following discussion outlines the subject’s expense projections as delineated on the 
previous worksheet. The projections reflect trended figures based on a 2.5% annual inflation 
rate dating from January 2016, the beginning date of the operating year of the base year.  
However, the management and the real estate tax categories are not trended upward.  
Management is estimated as a percentage of Effective Gross Income (EGI) and the 
property tax rate in Chatham County has historically been stable with any increases 
being offset by reappraisal adjustments.   

Advertising & Promotions – Advertising expenses reported by the comparables range from 
$138 to $317 per unit with an average of $245 per unit.  Proforma projections indicate $125 per 
unit.  Based on this information, a cost of $25 per unit is projected under affordable operations.   

Management Fee – My management fee projection is estimated at $492 per unit, which is 
equivalent to 5% of effective gross income, consistent with local standards ranging from 3% to 
5% for properties of the subject’s size and character. The comparables exhibit management 
fees ranging from $371 to $538 per unit with an average of $444 per unit. The appraiser’s per 
unit projection is generally supported by this data; however, this category is typically charged as 
a percentage of Effective Gross Income (EGI).  The projection for this expense on the proforma 
provided is $560 per unit or 6.02% of EGI under affordable operations.  The 2017 IREM report 
for Section 42 properties in Region IV indicated a median expense of 5.8%. 

Office & Administrative – The expense comparables’ administrative costs range from $165 to 
$289 per unit with an average of $237 per unit. Total Office/Administrative costs of $275 per unit 
are projected which is believed to be consistent with the comparables. The proforma has a 
projection of $140 per unit.  The 2017 IREM report for Section 42 properties in Region IV 
indicated a median expense of $639 per unit. 

Utilities – A total allocation of $900 per unit has been utilized herein for utilities based on all 
sources. The subject proforma indicates a total of $1,250 per unit for electricity, water, and trash 
removal.  The expense comparables’ utilities costs range from $39 to $823 per unit with an 
average of $530 per unit.  Excluding the outlier of $39 per unit, the remaining three comparables 
indicate an average of $693 per unit.  The subject’s total Utilities expense is comprised as 
follows: 

 Electricity: $225/Unit 
 Water:  $500/Unit 
 Gas:  $100/Unit 
 Trash:  $  75/Unit 

 Total:  $900/Unit 

 Electricity:  The expense comparables range from $32 to $229 per unit, averaging $159 
per unit. The 2017 IREM report for Section 42 properties in Region IV indicated a 
median expense of $175 per unit.  The proforma has a projection of $250 per unit.  
Based on this information, a projection of $225 per unit is considered to be supported.  

 Water/Sewer:  The expense comparables range from $7 to $421 per unit, averaging 
$279 per unit.  Excluding the outlier of $7 per unit, the remaining three comparables 
indicate an average of $370 per unit.  The 2017 IREM report for Section 42 properties in 
Region IV indicated a median expense of $559 per unit.  The proforma has a projection 
of $900 per unit which is considered above market.  Based on this information, the 
appraiser’s projection is $500 per unit.  
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 Gas:  Two of the expense comparables indicate a gas expense and range from $3 to 
$23 per unit.  The proforma has a projection of $100 per unit.  Based on this information, 
a projection of $100 per unit is considered to be supported.  

 Trash:  Three of the expense comparables included a separate expense for trash 
removal. They reported expenses of $54 to $184 per unit, averaging $115 per unit.  The 
proforma does not itemize this expense.  Based on this information, a projection of $75 
per unit is considered reasonable since there is no valet trash service.  

Salaries & Related Compensation - A cost of $875 per unit is projected for the subject. This 
amount incorporates management and maintenance personnel, but does not include Payroll 
Taxes. The comparables reported payroll expenses, to exclude Payroll Taxes, ranging from 
$865 to $1,685 per unit, averaging $1,280 per unit.  

The three comparables that reported a separate expense for payroll taxes range from $66 to 
$311 per unit with an average of $154 per unit. Based on this information, an allocation of $110 
per unit has been utilized herein for payroll taxes.  

For the subject, this equates to a total payroll expense, inclusive of Payroll Taxes, of $985 per 
unit. Comparatively, the expense data indicated payroll and related compensation/costs ranging 
from $931 to $1,996 per unit with an average of $1,395 per unit.  The 2017 IREM report for 
Section 42 properties in Region IV indicated a median expense of $1,205 per unit for Total 
Payroll.  The subject proforma indicates a total of $700 per unit which is considered below 
market. 

Repairs & Maintenance – Total repairs and maintenance expenses of the comparables range 
from $421 to $952 per unit with an average of $700 per unit. The proforma provided projects a 
total repairs and maintenance expense of $540 per unit. With consideration to all sources, 
stabilized repair and maintenance expenses (to include decorating, repairs, elevators, 
extermination, and grounds) of $775 per unit have been utilized herein. This projection is 
comprised as follows: 

 Decorating: $150/Unit 
 Repairs: $300/Unit 
 Pest:  $  75/Unit 
 Elevator: $  50/Unit 
 Grounds: $200/Unit 

 Total:  $775/Unit 

 Decorating:  Although the subject will reflect new condition and is expected to be fully 
decorated when it receives its certificate of occupancy at completion of construction, on-
going decorating expenses are anticipated to be incurred coinciding with turnover. Two 
of the comparables itemized decorating expenses ranging from $296 to $322 per unit, 
averaging $309 per unit. The subject proforma does not itemize this expense. The 2017 
IREM report for Section 42 properties in Region IV indicated a median expense of $105 
per unit.  With emphasis on all sources, a projection of $150 per unit is considered to be 
supported.  

 Repairs:  The comparable data reported repairs expenses ranging from $93 to $758 per 
unit, averaging $361 per unit.  The developer has projected an expense of $500 per unit 
within the proforma which is assumed to include other expenses. The 2017 IREM report 
for Section 42 properties in Region IV indicated a median expense of $309 per unit.  
Based on this information, the appraiser’s projection is $300 per unit.  

 Pest: None of the comparables itemized this expense.  Also, the subject proforma does 
not itemize this expense. The developer has projected an expense of $139 per unit 
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within the proforma.  Based on comparable data retained in the work file, I have 
projected a Pest Control expense of $75 per unit. 

 Elevator:  Only one comparable indicated an elevator expense at $19 per unit.  The 
developer has projected an expense of $40 per unit within the proforma.  Based on this 
information, the appraiser’s projection is $50 per unit.  

 Grounds:  The three comparables that itemize this expense range from $194 to $274 
per unit, averaging $230 per unit.  The 2017 IREM report for Section 42 properties in 
Region IV indicated a median expense of $206 per unit.  The subject proforma does not 
itemize this expense.  Based on this information, a projection of $200 per unit is 
considered reasonable.  

Insurance - Insurance costs at the expense comparables range from $133 to $593 per unit with 
an average of $367 per unit.  The initial proforma has a projection of $350 per unit.  The 2017 
IREM report for Section 42 properties in Region IV indicated a median expense of $270 per unit.  
An Insurance expense of $225 per unit has been allocated for the subject based on all sources.   

Real Estate Taxes - The projected real estate tax burden is $978 per unit based on the tax 
projected previously exhibited herein.   

Operating Expense Summary – The expense comparables’ total operating expenses range 
from $4,379 to $5,867 per unit with an average of $5,063 per unit.  However, it is noted that the 
real estate taxes and utilities expense projections result in some disparities relative to the 
proposed subject complex.  None of the comparables contain reserves.   

 
My analysis reflects total untrended expenses of $2,777 per unit for the stabilized projection 
excluding Real Estate Taxes, Utilities and Reserves for Replacement.  By comparison, the 
expense comparables average of $3,398 per unit excluding the same items. 

It is noted that the proforma provided (under affordable operations) indicates non-trended 
expenses of $4,637 per unit excluding Reserves for Replacements versus the projected $4,656 
per unit outlined herein.  The indicated operating expense ratio is 51.8% to include reserves 
and 48.7% to exclude reserves. To include Trending and Reserves, the total expenses per unit 
are projected at $5,099. These amounts are considered to be well supported by the market.   

  

Expenses Included
Expense 
Comp 1

Expense
Comp 2

Expense
Comp 3

Expense
Comp 4

Expense
Averages

Subject
Projection

Total Expenses (net of Reserves) $5,000 $4,379 $5,005 $5,867 $5,063 $4,656

Excluding R.E. Taxes & Reserves $3,785 $3,104 $3,453 $5,371 $3,928 $3,677

Excluding Utilities/R.E. Taxes/Reserves $2,962 $3,065 $2,893 $4,671 $3,398 $2,777

*Not trended

Summary of Expenses - LIHTC
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2017 Income/Expense Analysis: Conventional Apartments (IREM) 

Additional reference is made to the 2017 Income/Expense Analysis: Conventional Apartments 
report published by the Institute of Real Estate Management (IREM). This report tracks 
historical income and expense information for complexes on national, regional, and local levels.   

The correlating operating expense ratio for the subject is estimated at 48.7% while the 
expenses per unit per annum are $4,799 per unit (excluding reserves) which is generally 
supported by the data below.  

 
 
Trending 

The trending for the HUD-92264 is consistent with the previous explanation and is outlined 
below. 

 

 

Based on the analysis herein, the following projected operating statement reflects my estimate 
of the subject’s NOI under stabilized LIHTC operations.   

Area - Type Mngt. Fee Admin. Electricity
Water/
Sewer Decorating Repairs Grounds Insurance

Total 
Payroll

Total 
Expenses

Expense 
Ratio

Region IV - Section 42 5.8% $639 $175 $559 $105 $309 $206 $270 $1,205 $4,250 54.7%

Savannah, GA - Garden 3.6% $521 $261 N/A $105 $344 $270 $281 $1,265 $4,609 30.4%

Charleston, SC - Garden 2.7% $912 $188 N/A $237 $674 $382 $390 $1,321 $5,801 34.9%

Region IV - Garden 3.4% $621 $161 $550 $175 $488 $206 $260 $1,265 $4,664 37.9%

Region IV - High Rise Elevator 3.2% $1,170 $359 $528 $198 $442 $174 $236 $1,167 $7,701 37.1%

Minimum 2.7% $521 $161 $528 $105 $309 $174 $236 $1,167 $4,250 30.4%

Maximum 5.8% $1,170 $359 $559 $237 $674 $382 $390 $1,321 $7,701 54.7%

Average 3.7% $773 $229 $546 $164 $451 $248 $287 $1,245 $5,405 39.0%

Subject Projection* 5.00% $275 $225 $500 $150 $300 $0 $225 $985 $4,799 48.7%

* Excluding Reserves 

2017 IREM Survey - LIHTC

Operating Expenses

   Advertising $3,600 $3,762
   Management $70,897 $70,897
   Office & Administrative $39,600 $41,383
   Electricity $32,400 $33,859
   Water $72,000 $75,242
   Gas $14,400 $15,048
   Garbage/Trash Removal $10,800 $11,286
   Salaries and Related Compensation $126,000 $131,673
   Payroll Taxes $15,840 $16,553
   Decorating $21,600 $22,573
   Repairs & Maintenance $43,200 $45,145
   Exterminating $10,800 $11,286
   Grounds Expense $28,800 $30,097
   Elevator $7,200 $7,524
   Insurance $32,400 $33,859
   Real Estate Taxes $140,880 $140,880

Total Expenses (excluding Reserves) $670,417 $691,067
Per Unit $4,656 $4,799

Trended Expenses for 92264Expense Projection
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Affordable Proforma Operating Statement 

 

 

Only pages 2 through 4 of the HUD-92264 LIHTC occupancy form are exhibited, as those are 
the only pages that differ from the conventional occupancy HUD-92264 form.  

Unit Type No. Rent
1BR / 1BA-G 12 @ $675 per month, annualized 97,200$      
2BR / 1BA-E 40 @ $800 per month, annualized 384,000$    
2BR / 1BA-E 8 @ $800 per month, annualized 76,800$      
2BR / 1BA-G 36 @ $800 per month, annualized 345,600$    
3BR / 2BA-G 48 @ $935 per month, annualized 538,560$    

144 1,442,160$   

Add Other Income: ( 144 x $350 Per Unit Per Year    ) = 50,400$       

Total Potential Gross Income 1,492,560$   

Less Vacancy & Credit Loss @ 5% (74,628)$      

Effective Gross Income (EGI) 1,417,932$   

Less Operating Expenses Per Unit $ Amount Trended

   Advertising $25 $3,600 $3,762
   Management $492 $70,897 $70,897
   Office & Administrative $275 $39,600 $41,383
   Electricity $225 $32,400 $33,859
   Water $500 $72,000 $75,242
   Gas $100 $14,400 $15,048
   Garbage/Trash Removal $75 $10,800 $11,286
   Salaries and Related Compensation $875 $126,000 $131,673
   Payroll Taxes $110 $15,840 $16,553
   Decorating $150 $21,600 $22,573
   Repairs & Maintenance $300 $43,200 $45,145
   Exterminating $75 $10,800 $11,286
   Grounds Expense $200 $28,800 $30,097
   Elevator $50 $7,200 $7,524
   Insurance $225 $32,400 $33,859
   Real Estate Taxes $978 $140,880 $140,880

Subtotal of Operating Expenses $4,656 $670,417

Trending Adjustment (Lines 22b/30b on 92274) $143 $20,650

Total of Operating Expenses $4,799

Less Operating Expenses 691,067$    

Reserves for Replacement @ $300 Per Unit 43,200$      

Less Total Expenses                    ( $5,099 Per Unit ) (734,267)$    

Net Operating Income (NOI) 683,665$     

The Preserve at Chatham Parkway
- Proforma Operating Statement -

Assuming LIHTC Operations

Potential Gross Rental Income

Total Potential Gross Rental Income

-51.8% of  EGI  or
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HUD-92264 – LIHTC Occupancy (pages 2-4) 
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LEASED FEE INTEREST  
The Leased Fee Interest of the subject property is determined by the proposed ground lease 
which has been summarized below.  The original lease was dated May 28, 1998.  A full copy of 
the lease is included in the addenda. 

Ground Lease Summary 

Lessor: The Housing Authority of Savannah 

Lessee: Preserve at Chatham Parkway Redevelopment, LLC 

Term: 77 years   

Rent:  $1 per year  

Given the nominal rent amount per year, it is believed that no investor would pay for the income 
stream associated with this ground lease.  However, there will be a $1,100,000 upfront payment 
for the ground lease at closing; which would serve as the Leased Fee Interest in the property.   

Based on the information herein, it is concluded that the current market value of the Leased Fee 
Estate is $1,100,000. 

Opinion of Current Market Value 
- Leased Fee Estate - 

$1,100,0000 

 

After deducting the estimated Lease Fee Estate ($1,100,000) from the Fee Simple Interest 
($1,150,000), the residual value of the Leasehold Estate is equivalent to $50,000 plus the costs 
of the improvements.  

The Housing Authority of Savannah is a Principal in the organizational structure and is the land 
owner/lessor of the ground lease.  As noted, the annual payment of $1 would provide no 
additional value to the Leased Fee Interest, above that of the initial $1,100,000 payment.  Given 
the nominal rental amount ($1/year), the ground lease has no bearing on the enclosed operating 
statements.  
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 

1. The legal and/or metes and bounds description provided by the client or their representative 
is assumed to be correct. 
 
2.  No survey of the property has been made by the appraisers, and no responsibility is 
assumed in connection with such matters.  Exhibits included in the market study are solely for 
the purpose of assisting the reader in visualizing the property. 
 
3.  It is assumed that the utilization of the land and improvements is within the boundaries or 
property lines of the property described and that there is no encroachment or trespass unless 
noted within the report. 
 
4.  Information furnished by others is assumed to be true, correct and reliable.  A reasonable 
effort has been made to verify such information; however, the appraiser assumes no 
responsibility for its accuracy. 
 
5.  No responsibility is assumed for matters of a legal nature affecting title to the property nor is 
an opinion of title rendered.  The title is assumed to be good and merchantable but not 
necessarily owned in fee simple by the client as of the date of this study. 
 
6.  It is assumed that there is full compliance with all applicable federal, state and local 
environmental regulations and laws unless noncompliance is stated. 
 
7.  It is assumed that all applicable zoning and use regulations and restrictions have been 
complied with, unless a non-conformity has been stated.  All values stated herein are contingent 
upon the proper zoning, either existing or proposed, granted by the local zoning authorities and 
adhered to regardless of the proposed use. 
 
8. It is assumed that all required licenses and consents have been obtained from legislative or 
administrative authority for any use on which the value estimate contained in this appraisal is 
based. 
 
9.  It is assumed that there are no hidden or unapparent conditions of the property, sub-soil, 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 them. 
 
10.  While the appraisers are not qualified to detect such substances, no visible existence of 
such materials on or in the property was observed.  The value estimate herein is predicated on 
the assumption that there are no such materials on or in the property that would cause a loss in 
value.  The appraisers hereby reserve the right to alter, amend, revise or rescind any of the 
value opinions based upon any subsequent environmental impact studies, research or 
investigation. 
 
11.  The appraisers have not made a specific compliance survey and analysis of this property to 
determine whether or not it is in conformity with the various detailed requirements of the ADA.  It 
is possible that a compliance survey of the property together with a detailed analysis of the 
requirements of the ADA could reveal that the property is not in compliance with one or more of 
the requirements of the Act.  If so, this fact could have a negative effect upon the value of the 
property.  Since the appraisers have no direct evidence relating to this issue, the appraisers did 
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not consider possible non-compliance with the requirements of ADA in estimating the value of 
the property. 
 
12.  If there are any improvements of value, the distribution of the total valuation in this report 
between land and improvements applies only under the reported highest and best use of the 
property.  The allocations of value for land and improvements must not be used in conjunction 
with any other use and are invalid if so used. 
 
13.  Possession of this report, or a copy thereof, does not carry with it the right of publication.  It 
may not be used for any purpose by any person other than the party to whom it is addressed 
without the written consent of the appraisers, and in any event, only with proper written 
qualification and only in its entirety. 
 
14.  Neither all nor any part of the contents of this study, or copy thereof, shall be conveyed to 
the public through advertising, public relations, news, sales or any other media without written 
consent and approval of the appraisers.  Nor shall the appraisers, firm or professional 
organizations of which the analyst is a member be identified without written consent of the 
analyst. 
 
15.  Unless arrangements have been previously made, the appraisers will not be required to 
give testimony or appear in court, with reference to the property in question, because of having 
performed this study. 
 
16.  Current and historical market conditions have been analyzed in anticipating trends pertinent 
to the date of this study.  It should be noted however that unforeseeable changes in economic 
and market factors could dramatically affect the value estimate and conclusions herein.  It is 
assumed that the property will be efficiently managed and that ownership is in responsible 
hands. 
 
17.  Acceptance and/or use of this report constitutes acceptance of the foregoing general 
assumptions and general limiting conditions. 
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CERTIFICATION 
 
I certify that, to the best of my knowledge and belief,  
 
-- The statements of fact contained in this report are true and correct. 

-- The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions, and are my personal, impartial, and unbiased 
professional analyses, opinions, conclusions, and recommendations. 

-- I have no present or prospective interest in the property that is the subject of this report, and 
I have no personal interest or bias with respect to the parties involved. 

-- I have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

-- My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

-- My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 

-- My analyses, opinions, and conclusions were developed, and this report has been prepared, 
in conformity with the requirements of the Uniform Standards of Professional Appraisal 
Practice. 

-- The use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives. 

-- I have not conducted any real estate services on this property within the past three years.  

-- No one provided significant professional assistance to the person signing this report. 

-- Nelson C. Pratt, MAI, made a personal inspection of the property that is the subject of this 
report. 

-- I am fully qualified and competent by training, knowledge and experience to perform this 
appraisal, and I am properly certified by the appropriate state agency. 

-- I hereby certify under penalty of perjury that all of the information I have provided on this 
form and in any accompanying documentation is true and accurate.  I acknowledge that if I 
knowingly have made any false, fictitious, or fraudulent statement, representation, or 
certification on this form or on any accompanying documents, I may be subject to criminal, 
civil, and/or administrative sanctions, including fines, penalties, and/or imprisonment under 
applicable federal law, including but not limited to 12 U.S.C. §1833a; 18 U.S.C. §§1001, 
1006, 1010, 1012, and 1014; 12 U.S.C. §1708 and 1735f-14; and 31 U.S.C. §§3729 and 
3802. 

  

Nelson C. Pratt, MAI 
Georgia Certified General 
Real Estate Appraiser (338202) 
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APPRAISER’S MAP CERTIFICATION 
 

The Preserve at Chatham Parkway Apartments 
A Proposed 144-Unit LIHTC Complex 

1325 Chatham Parkway 
Savannah, GA 31405 

 
I understand that my appraisal report will be used by Grandbridge Real Estate 
Capital, LLC, to document to the U.S. Department of Housing and Urban 
Development that the MAP Lender’s application for FHA multifamily mortgage 
insurance was prepared and reviewed in accordance with HUD requirements. I 
certify that my appraisal report was in accordance with the HUD MAP 
requirements applicable on the date of my appraisal and that I have no financial 
interest or family relationship with the officers, directors, stockholders, or partners 
of the Borrower, the general contractor, any subcontractors, the buyer or seller of 
the proposed property or engage in any business that might present a conflict of 
interest. I also certify that the racial/ethnic composition of the neighborhood 
surrounding the property in no way affected the appraisal determination 

 
I am employed under a contract with Grandbridge Real Estate Capital, LLC, for 
this specific assignment and I have no other side deals, agreements, or financial 
considerations with Grandbridge Real Estate Capital, LLC, or others in 
connection with this transaction. 

 

  
   Nelson C. Pratt, MAI 

 Georgia Certified General 
 Real Estate Appraiser (338202)  

 
 
 

Warning: Title 18 U.S.C. 1001, provides in part that whoever knowingly and willfully makes or uses 
a document containing any false, fictitious, or fraudulent statement or entry, in any manner in the 
jurisdiction of any department or agency of the United States, shall be fined not more than $10,000 
or imprisoned for not more than five years or both. 
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SUBJECT PHOTOGRAPHS 
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Northern Boundary of Site from Carl Griffin 
Drive 

Typical View of Site 

Southern Boundary Along Transmission 
Easement – View East 

Typical Character of the Site 

Typical Character of the Site Typical Character of the Site 
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View from Intersection of Carl Griffin Drive & 
Chatham Parkway 

Typical View of Wetlands Area 

Overall View of Site from Chatham Parkway Overall View of Site from Chatham Parkway 
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LAND SALE NO. 1 

 

Property Identification 
Property ID 2924 
Property Type Multi-Family Land 
Property Name Sawgrass at Bolton's Landing, Phase II 
Address W/S of Roustabout Drive, Charleston, SC 29414 
County Charleston 
Tax ID 2860000458 
  
Sale Data 
Seller W-G Bolton, LLC 
Buyer Sterling Charleston Apartments II, LLC 
Sale Date 01-04-2017 
Reference No. 0618-268 
Property Rights  Fee Simple 
  
Sale Price $1,698,135 
  
Land Data 
Land Size 14.07200 acres or 612,976 SF 
Topography Level to gently sloping 
Zoning SR-1, Neighborhood District 
Planned Units 156 
Density 9.14 Units per Acre 
  
Indicators 
Sale Price / Acre $120,675 per Acre 
Sale Price / SF $2.77 per SF 
Sale Price / Unit $10,885 per Unit 
  
Remarks  
This is the sale of a 14.072-acre tract of land located just north of U.S. Highway 17 (Savannah 
Highway) in the West Ashley submarket of Charleston, South Carolina. Said tract was 
purchased for the development of Phase II of Sawgrass at Bolton's Landing which will contain 
156 garden-style apartment units. 
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LAND SALE NO. 2 

 

Property Identification 
Property ID 2790 
Property Type Multi-Family Land 
Property Name East Broad Street Lofts 
Address 1020 E. Broad Street, Savannah, GA 31401 
County Chatham 
Tax ID 2-0045-21-016 
  
Sale Data 
Seller 12 EBS Investments, LLC 
Buyer CCC Park at Broad, LLC 
Sale Date 05-09-2016 
Reference No. 797 - 439 
Property Rights  Fee Simple 
Sale Price $1,500,000 
  
Land Data 
Land Size 1.63000 acres or 71,003 SF 
Front Footage 281' N/S E. Park Ave, 198' E/S E. Broad St, 228' S/S E. Waldburg St 
Zoning RIP-B 
Topography Generally level 
Planned Units 69 
Density 42.33 Units per Acre 
  
Indicators 
Sale Price / Acre $920,245 per Acre 
Sale Price / SF $21.13 per SF 
Sale Price / Unit $21,739 per Unit 
  
Remarks  
This is the sale of a 1.630-acre site located within the northeast quadrant of E. Park Avenue and 
E. Broad Street on the southeastern fringe of Downtown Savannah, Georgia. Said tract was 
purchased for the development of East Broad Street Lofts, a 69-unit, mid-rise apartment complex. 
The property sold in May 2016 for $1,500,000 which equates to $920,245 per acre or $21,739 per 
planned unit. 



FIRM COMMITMENT APPRAISAL 
THE PRESERVE AT CHATHAM PARKWAY– SAVANNAH, GA 

HODGES & PRATT COMPANY, P.C.  

LAND SALE NO. 3 

 

Property Identification 
Property ID 2925 
Property Type Multi-Family Land 
Property Name 17 South 
Address 105 Ivy Green Road, Charleston, SC 29414 
County Charleston 
Tax ID 3070500013 
  
Sale Data 
Seller Pella Realty, LLC 
Buyer 17 South Apartments, LLC 
Sale Date 05-13-2016 
Reference No. 0554-131 
Property Rights  Fee Simple 
  
Sale Price $3,261,600 
  
Land Data 
Land Size 9.53900 acres or 415,519 SF 
Topography Generally level and at road grade 
Zoning GB, General Business District 
Planned Units 220 
Density 23.06 Units per Acre 
  
Indicators 
Sale Price / Acre $341,923 per Acre 
Sale Price / SF $7.85 per SF 
Sale Price / Unit $14,825 per Unit 
  
Remarks  
This is the sale of a 9.539-acre tract of land located within the northeast quadrant of U.S. Highway 
17 (Savannah Highway) and Ponderosa Drive in the West Ashley District of Charleston, South 
Carolina. Said tract was purchased for the development of a 220-unit multifamily complex to be 
identified as 17 South Apartments. 
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LAND SALE NO. 4 

 

Property Identification 
Property ID 2793 
Property Type Multi-Family Land 
Property Name Mariner Grove 
Address 2010 E. President Street, Savannah, GA 31404 
County Chatham 
Tax ID 2-0008-01-001 
  
Sale Data 
Seller G/S Brand Mariner Grove Manager 
Buyer Mariner Grove Apartments, LP 
Sale Date 08-11-2015 
Reference No. 604 - 171 
Property Rights  Fee Simple 
Sale Price $4,080,000 
  
Land Data 
Land Size 16.22000 acres or 706,543 SF 
Front Footage 569' N/S E. President Street and 368' E/S Wahlstrom Road 
Zoning R-M-27 
Topography Generally level 
Planned Units 320 
Density 19.73 Units per Acre 
  
Indicators 
Sale Price / Acre $251,541 per Acre 
Sale Price / SF $5.77 per SF 
Sale Price / Unit $12,750 per Unit 
  
Remarks  
This is the sale of a 16.22-acre tract located on the north side of E. President Street and the east 
side of Wahlstrom Road just east of Downtown Savannah, Georgia. Said tract was purchased for 
the development of Mariner Grove, a 320-unit, garden apartment complex. This property sold in 
August 2015 for $4,080,000 which equates to $251,541 per acre or $12,750 per unit. 



FIRM COMMITMENT APPRAISAL 
THE PRESERVE AT CHATHAM PARKWAY– SAVANNAH, GA 

HODGES & PRATT COMPANY, P.C.  

LAND SALE NO. 5 

 

Property Identification 
Property ID 2794 
Property Type Multi-Family Land 
Property Name Legends at Chatham 
Address 1426 Chatham Parkway, Savannah, GA 31405 
County Chatham 
Tax ID 2-0834-01-022 
  
Sale Data 
Seller Lewis Commercial Properties, LLC 
Buyer Legends at Chatham, LLC 
Sale Date 07-29-2013 
Reference No. 389R - 242 
Property Rights  Fee Simple 
Sale Price $2,162,700 
  
Land Data 
Land Size 22.10800 acres or 963,024 SF 
Zoning PUD-M-18 
Topography Level to gently sloping 
Planned Units 255 
Density 11.53 Units per Acre 
  
Indicators 
Sale Price / Acre $97,824 per Acre 
Sale Price / SF $2.25 per SF 
Sale Price / Unit $8,481 per Unit 
  
Remarks  
This represents the sale of a 22.108-acre tract located off the south side of Chatham Parkway 
southwest of Downtown Savannah, Georgia. Said tract was purchased for the development of 
Legends at Chatham, a 255-unit, garden apartment complex. This property sold in July 2013 for 
$2,162,700 which equates to $97,824 per acre or $8,481 per unit. 
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BUILDING PLANS 
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PROFORMA 
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CONSTRUCTION COSTS 
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ZONING REGULATIONS 
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Expense Year
Line Item Per Unit % Per Unit % Per Unit %
No. of Buildings 6 4 4
RENTS-APARTMENTS $10,586 94.6 $8,591 96.8 $8,421 97.1
RENTS-GARAGE/PARKING $76 0.8 None None None None
RENTS-STORES/OFFICES None None None None None None
GROSS POSSIBLE RENTS $10,593 94.6 $8,591 96.8 $8,421 97.1
CONCESSIONS $17 0.2 $35 0.4 $70 0.8
VACANCIES/RENT LOSS $1,289 11 $616 7.3 $899 8.7
TOTAL RENTS COLLECTED $8,316 84.9 $7,887 90.1 $7,237 88.3
OTHER INCOME $506 5.8 $311 4.4 $287 4.2
GROSS POSSIBLE INCOME $11,287 100 $8,776 100 $8,669 100
TOTAL COLLECTIONS $8,822 91 $8,072 94.5 $7,460 91.1
MANAGEMENT FEE $415 3.6 $560 7.7 $483 7.1
OTHER ADMINISTRATIVE.** $521 4.2 $907 12.7 $891 12.1
SUBTOTAL ADMINIST. $1,227 7.4 $1,649 19.8 $1,392 16.1
SUPPLIES $41 0.5 $286 3.4 $250 3.7
HEATING FUEL-CA ONLY* None None None None None None
          CA & APTS.* None None None None None None
ELECTRICITY--CA ONLY* $261 2.4 $223 2.3 $249 2.7
          CA & APTS.* None None None None None None
WATER/SEWER--CA ONLY* $64 0.6 $73 0.6 $36 0.4
          CA & APTS.* None None None None None None
GAS----------CA ONLY* None None None None None None
          CA & APTS.* None None None None None None
BUILDING SERVICES $38 0.3 $47 0.6 $64 0.7
OTHER OPERATING None None $3 0 $31 0.3
SUBTOTAL OPERATING $574 4.7 $529 6.3 $556 6.8
SECURITY** None None None None $0 0
GROUNDS MAINTENANCE** $270 2.8 $300 2.7 $287 3.3
MAINTENANCE-REPAIRS $344 3.6 $310 3.7 $368 4.5
PAINTING/DECORATING** $105 1.2 $100 1.2 $74 0.9
SUBTOTAL MAINTENANCE $868 8.6 $738 8.8 $778 8.3
REAL ESTATE TAXES $617 6.4 $597 6.8 $541 6.3
OTHER TAX/FEE/PERMIT $9 0.1 None None None None
INSURANCE $281 3.6 $499 5.9 $482 5.9
SUBTOTAL TAX-INSURANCE $966 10.4 $1,086 14 $1,087 13.3
RECREATNL/AMENITIES** $155 1.8 $129 1.7 $111 1.5
OTHER PAYROLL None None $1,325 15.8 $1,310 16

TOTAL ALL EXPENSES $4,609 30.4 $5,378 61.3 $5,129 60.3
NET OPERATING INCOME $5,638 58.6 $2,998 35.6 $2,812 34.4
PAYROLL RECAP** $1,265 9.2 $1,605 19.1 $1,573 19.2

© Copyright Institute of Real Estate Management.
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Expense Year

Line Item Per Unit % Per Unit % Per Unit %

No. of Buildings 8 8 7

RENTS-APARTMENTS 14,477$      92.5 14,771$      91.6 12,654$      91.6

RENTS-GARAGE/PARKING 179$           1.2 210$           1.2 179$           1.1

RENTS-STORES/OFFICES None None None None None None

GROSS POSSIBLE RENTS 14,593$      93.3 14,935$      92.3 12,882$      92.2

CONCESSIONS 26$            0.2 62$            0.4 64$            0.8

VACANCIES/RENT LOSS 1,518$        8 1,673$        10 1,507$        11.4

TOTAL RENTS COLLECTED 13,763$      86.2 13,132$      84.5 11,289$      80.8

OTHER INCOME 978$           7.5 1,391$        8 1,089$        7.8

GROSS POSSIBLE INCOME 16,604$      100 16,809$      100 14,215$      100

TOTAL COLLECTIONS 14,693$      93.8 15,006$      94.4 12,378$      88.6

MANAGEMENT FEE 495$           2.7 437$           2.6 357$           2.6

OTHER ADMINISTRATIVE.** 912$           5.2 687$           3.8 535$           3.8

SUBTOTAL ADMINIST. 1,307$        7.8 1,126$        6.3 962$           6.5

SUPPLIES 27$            0.2 29$            0.2 12$            0.1

HEATING FUEL-CA ONLY* 32$            0.3 None None None None

          CA & APTS.* None None None None None None

ELECTRICITY--CA ONLY* 188$           1.2 230$           1.4 190$           1.6

          CA & APTS.* None None None None None None

WATER/SEWER--CA ONLY* 372$           2.1 342$           2.3 None None

          CA & APTS.* None None 463$           2.6 455$           3.5

GAS----------CA ONLY* 6$              0.1 5$              0.1 4$              0

          CA & APTS.* None None None None None None

BUILDING SERVICES 124$           0.8 93$            0.7 49$            0.3

OTHER OPERATING None None None None None None

SUBTOTAL OPERATING 788$           4.8 735$           4.9 776$           5.1

SECURITY** 47$            0.3 None None None None

GROUNDS MAINTENANCE** 382$           2.5 538$           3.4 387$           2.7

MAINTENANCE-REPAIRS 674$           4 570$           3.3 484$           3.6

PAINTING/DECORATING** 237$           1.2 274$           1.6 226$           1.6

SUBTOTAL MAINTENANCE 1,230$        9.4 1,515$        8.9 872$           9.4

REAL ESTATE TAXES 1,540$        9.9 1,562$        10.5 839$           7.6

OTHER TAX/FEE/PERMIT 52$            0.3 13$            0.1 13$            0.1

INSURANCE 390$           2.5 323$           1.6 244$           2.5

SUBTOTAL TAX-INSURANCE 1,848$        11.5 2,025$        12.6 1,456$        10.3

RECREATNL/AMENITIES** 19$            0.1 21$            0.1 18$            0.2

OTHER PAYROLL None None None None None None

TOTAL ALL EXPENSES 5,801$        34.9 5,251$        31.4 3,397$        32.8

NET OPERATING INCOME 9,272$        58.8 9,754$        58 7,477$        54.9

PAYROLL RECAP** 1,321$        8.7 1,318$        8.9 1,297$        9
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Expense Year
Line Item Per Unit % Per Unit % Per Unit %
No. of Buildings 586 567 572
RENTS-APARTMENTS 10,208$      92.7 9,400$        93.8 9,388$        93.4
RENTS-GARAGE/PARKING 130$           0.9 113$           0.8 118$           1
RENTS-STORES/OFFICES 92$            0.8 84$            0.8 81$            0.9
GROSS POSSIBLE RENTS 10,208$      93 9,400$        94 9,413$        94
CONCESSIONS 32$            0.3 44$            0.4 61$            0.6
VACANCIES/RENT LOSS 755$           6.9 657$           6.2 695$           6.9
TOTAL RENTS COLLECTED 9,244$        84.4 8,652$        85.8 8,459$        84.4
OTHER INCOME 789$           7.1 663$           6.1 659$           6.4
GROSS POSSIBLE INCOME 10,972$      100 10,209$      100 10,129$      100
TOTAL COLLECTIONS 9,893$        92.3 9,244$        92.9 8,995$        91.4
MANAGEMENT FEE 400$           3.4 382$           3.7 377$           3.7
OTHER ADMINISTRATIVE.** 621$           4.9 650$           6.5 555$           5.8
SUBTOTAL ADMINIST. 1,063$        8.3 1,068$        10.2 948$           9
SUPPLIES 23$            0.2 30$            0.3 24$            0.3
HEATING FUEL-CA ONLY* 33$            0.3 43$            0.4 52$            0.5
          CA & APTS.* 212$           2.2 255$           2.3 258$           2.1
ELECTRICITY--CA ONLY* 161$           1.4 161$           1.5 165$           1.5
          CA & APTS.* 271$           3.1 221$           2.8 211$           2.9
WATER/SEWER--CA ONLY* 327$           2.3 278$           2.4 331$           2.5
          CA & APTS.* 550$           5 498$           4.7 509$           4.9
GAS----------CA ONLY* 7$              0.1 7$              0.1 9$              0.1
          CA & APTS.* 18$            0.1 23$            0.2 19$            0.2
BUILDING SERVICES 114$           1.1 106$           1.1 99$            1
OTHER OPERATING 66$            0.7 91$            1.2 81$            0.9
SUBTOTAL OPERATING 872$           7.5 854$           8.1 823$           8.3
SECURITY** 29$            0.2 33$            0.3 37$            0.4
GROUNDS MAINTENANCE** 206$           1.9 193$           1.9 200$           2
MAINTENANCE-REPAIRS 488$           4 407$           4 389$           3.9
PAINTING/DECORATING** 175$           1.5 190$           1.7 186$           1.8
SUBTOTAL MAINTENANCE 899$           8.3 848$           8.6 855$           8.3
REAL ESTATE TAXES 785$           7.3 696$           6.7 689$           6.8
OTHER TAX/FEE/PERMIT 12$            0.1 11$            0.1 12$            0.1
INSURANCE 260$           2.2 248$           2.3 271$           2.6
SUBTOTAL TAX-INSURANCE 1,057$        9.9 971$           9.5 990$           10
RECREATNL/AMENITIES** 26$            0.2 22$            0.2 20$            0.2
OTHER PAYROLL 682$           6.5 628$           6.1 639$           6.6
TOTAL ALL EXPENSES 4,664$        37.9 4,438$        41.8 4,372$        42.2
NET OPERATING INCOME 5,640$        52.4 4,972$        49.5 4,762$        47.9
PAYROLL RECAP** 1,265$        11 1,227$        11.7 1,252$        11.9
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Expense Year
Line Item Per Unit % Per Unit % Per Unit %
No. of Buildings 37 35 28
RENTS-APARTMENTS $19,434 92.3 $15,244 92 $13,975 91.5
RENTS-GARAGE/PARKING $60 0.2 $54 0.4 $301 2.6
RENTS-STORES/OFFICES $255 1 $189 0.8 $173 0.9
GROSS POSSIBLE RENTS $19,444 92.8 $15,244 92.2 $13,975 91.9
CONCESSIONS $152 0.7 $68 0.7 $29 0.3
VACANCIES/RENT LOSS $1,505 6.5 $933 5.5 $804 4.7
TOTAL RENTS COLLECTED $16,036 83.3 $12,706 83 $12,361 86.1
OTHER INCOME $1,522 7.5 $1,392 7.8 $1,377 8.3
GROSS POSSIBLE INCOME $20,563 100 $16,977 100 $15,258 100
TOTAL COLLECTIONS $17,487 92.5 $14,115 93.5 $13,792 95.1
MANAGEMENT FEE $551 3.2 $441 2.9 $492 3.3
OTHER ADMINISTRATIVE.** $1,170 6.2 $876 6.3 $818 6.5
SUBTOTAL ADMINIST. $1,730 9.5 $1,308 8.5 $1,401 9.4
SUPPLIES $37 0.2 $71 0.4 $32 0.3
HEATING FUEL-CA ONLY* $15 0.2 $50 0.3 $60 0.4
          CA & APTS.* $51 0.1 $56 0.2 $73 0.3
ELECTRICITY--CA ONLY* $359 1.7 $392 2.1 $293 2
          CA & APTS.* $1,163 7.3 $719 5.9 $708 5.8
WATER/SEWER--CA ONLY* $453 1.9 $469 2.5 $479 2.2
          CA & APTS.* $528 3.5 $361 3.7 $354 3.9
GAS----------CA ONLY* $10 0.1 $8 0.1 $8 0.1
          CA & APTS.* None None None None None None
BUILDING SERVICES $174 1.3 $127 1 $148 1.3
OTHER OPERATING $66 0.4 $151 0.8 $63 0.7
SUBTOTAL OPERATING $1,057 6.5 $1,108 8.7 $1,031 9.2
SECURITY** $27 0.1 $8 0.1 $18 0.1
GROUNDS MAINTENANCE** $174 1 $122 0.8 $154 1.3
MAINTENANCE-REPAIRS $442 2.2 $363 2.2 $355 1.9
PAINTING/DECORATING** $198 1 $152 1 $166 1.1
SUBTOTAL MAINTENANCE $889 3.5 $679 4.3 $799 5.5
REAL ESTATE TAXES $2,736 11.9 $2,184 10.8 $1,831 9.8
OTHER TAX/FEE/PERMIT $33 0.2 $25 0.2 $40 0.3
INSURANCE $236 1.3 $242 1.6 $276 2.5
SUBTOTAL TAX-INSURANCE $2,937 14.1 $2,314 12.7 $2,042 11.9
RECREATNL/AMENITIES** $14 0.1 $15 0.1 $22 0.1
OTHER PAYROLL $730 3.5 $619 3.8 $565 3.4
TOTAL ALL EXPENSES $7,701 37.1 $5,984 36.8 $5,975 38.8
NET OPERATING INCOME $10,891 53 $8,501 53.1 $7,850 51.9
PAYROLL RECAP** $1,167 6.4 $1,244 7.4 $1,269 8.5
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Expense Year
Line Item Per Unit % Per Unit % Per Unit %
No. of Buildings 145 165 156
RENTS-APARTMENTS 7,812$      97.7 7,351$      97.6 7,316$      97.6
RENTS-GARAGE/PARKING 38$           0.3 1$            0 1$            0
RENTS-STORES/OFFICES None None 108$         1.4 72$           1
GROSS POSSIBLE RENTS 7,812$      97.7 7,351$      97.6 7,316$      97.7
CONCESSIONS 20$           0.3 31$           0.4 46$           0.5
VACANCIES/RENT LOSS 319$         4.4 362$         5.7 535$         7.2
TOTAL RENTS COLLECTED 7,078$      92.7 6,743$      90.1 6,585$      90.7
OTHER INCOME 197$         2.4 185$         2.4 178$         2.4
GROSS POSSIBLE INCOME 7,916$      100 7,532$      100 7,578$      100
TOTAL COLLECTIONS 7,362$      95.5 7,030$      94.2 6,838$      93.3
MANAGEMENT FEE 446$         5.8 440$         6 429$         5.6
OTHER ADMINISTRATIVE.** 639$         7.8 524$         6.3 521$         5.8
SUBTOTAL ADMINIST. 1,122$      13.4 998$         13.4 888$         12.4
SUPPLIES 170$         1.9 127$         2 117$         1.6
HEATING FUEL-CA ONLY* 16$           0.2 39$           0.4 19$           0.2
          CA & APTS.* 675$         13.4 707$         14.4 118$         1.7
ELECTRICITY--CA ONLY* 175$         2.2 169$         2.3 186$         2.5
          CA & APTS.* 264$         3.6 251$         3.3 233$         3.4
WATER/SEWER--CA ONLY* 60$           0.9 51$           1.1 76$           1.4
          CA & APTS.* 559$         7.1 517$         6.2 499$         6.2
GAS----------CA ONLY* 19$           0.3 25$           0.3 19$           0.2
          CA & APTS.* None None 169$         1.7 None None
BUILDING SERVICES 160$         2.1 144$         2 143$         2
OTHER OPERATING 111$         2.3 111$         2.2 107$         2.2
SUBTOTAL OPERATING 934$         12.9 882$         13 934$         13.1
SECURITY** 74$           0.9 56$           0.8 50$           0.7
GROUNDS MAINTENANCE** 206$         2.6 199$         2.6 184$         2.5
MAINTENANCE-REPAIRS 309$         3.6 311$         4 287$         3.7
PAINTING/DECORATING** 105$         1.2 107$         1.2 95$           1.2
SUBTOTAL MAINTENANCE 745$         9.4 706$         9.7 637$         9.2
REAL ESTATE TAXES 410$         5.2 402$         5.5 424$         5.5
OTHER TAX/FEE/PERMIT 11$           0.1 8$            0.1 5$            0.1
INSURANCE 270$         4.1 267$         4.1 254$         4.1
SUBTOTAL TAX-INSURANCE 693$         9.4 665$         9.5 669$         9.5
RECREATNL/AMENITIES** 62$           0.8 85$           0.9 80$           0.9
OTHER PAYROLL 750$         8.8 750$         9.8 718$         9.3
TOTAL ALL EXPENSES 4,250$      54.7 4,199$      54.2 3,933$      52.1
NET OPERATING INCOME 2,789$      41.1 2,629$      38.7 2,541$      39
PAYROLL RECAP** 1,205$      15.5 1,114$      15 1,183$      15.3
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