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2. Existing and Proposed Uses 

The subject site will be on 6.91 acres which 
currently features a vacant single family 
home structure on cleared flat land and is 
surrounded by dense forest (Figure 1).  
Adjacent and east of the site are commercial 
uses. The subject site will offer 74 newly 
constructed senior apartments including 
one non-revenue unit.     

Figure 1 Views of Overall Subject Site  

 
Eastern boundary of site from interior. 

 

 
Southern boundary of site from interior. 

 
Site facing west from site boundary. 

 

 
Site facing north from interior. 

 

 
Southeast boundary of site from interior. 
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3. General Description of Land Uses Surrounding the Subject Site 

The site is on 6.91 acres and surrounded by established residential neighborhoods of north Austell, 
just north of Veterans Memorial Highway/Donald Lee Hallowell Parkway, a major connector road 
(Figure 2).  Single family housing is the most common land use within one-half mile of the site. Older 
established single family homes are the most common land use surrounding the site while several 
newer built single family housing communities are south of the site. Additional surrounding land uses 
include scattered commercial uses including a used car dealership adjacent and east of the site. 
Denser commercial uses are located north of the site along Austell Parkway, the Austell Plaza and 
South Cobb High School is located roughly half a mile north of the site. Single family homes are the 
most common land use within two miles of the site in every direction.  

Figure 2 Satellite Image of Subject Site 
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4. Accessibility Improvements under Construction and Planned  

Roadway Improvements under Construction and Planned 

RPRG reviewed information from local stakeholders to assess whether any capital improvement 
projects affecting road, transit, or pedestrian access to the subject site are currently underway or 
likely to commence within the next few years.  Observations made during the site visit contributed to 
the process.  RPRG did not identify any significant roadway projects as planned that would affect the 
subject site.         

Transit and Other Improvements under Construction and/or Planned 

None identified.    

5. Environmental Concerns 

RPRG did not identify any visible environmental site concerns. 

D. Residential Support Network  

1. Key Facilities and Services near the Subject Site 

The appeal of any given community is often based in part to its proximity to those facilities and 
services required on a daily basis.  Key facilities and services and their distances from the subject site 
are listed in Table 3 and their locations are plotted on Map 3. 

 
Table 3  Key Facilities and Services 

  
 

Establishment Type Address City
Driving 

Distance
Bus Stop Bus Stop Austell Rd & Bishop Row SW Austell 0.2 mile
Compassion Private Care Senior Center 1955 Oakbluff Dr Austell 0.5 mile
Austell Plaza Shopping Center 5129 Austell Rd Austell 0.7 mile
Mobil Convenience Store5184 Austell Rd Austell 0.8 mile
Dolly's Farmhouse Restaurant Restaurant 4971 Austell Rd Austell 0.8 mile
Dollar Tree Retail 4930 Austell Rd Austell 1.1 miles
Café Hot Wing Restaurant 1951 Veterans Memorial Hwy SW Austell 1.3 miles
Thomas Drugs Pharmacy 2704 Jefferson St Austell 1.5 miles
Sweetwater Park Park 2447 Clay Rd SW Austell 1.5 miles
Austell Fire Station 1 Fire 2721 Jefferson St Austell 1.6 miles
Southern Wellness Doctor 1773 Sweetwater St Austell 1.7 miles
Austell Police Department Police 2721 Joe Jerkins Blvd Austell 1.7 miles
Food Depot Grocery 10155 Veterans Memorial Hwy Austell 2.8 miles
South Cobb Regional Library Library 805 Clay Rd Mableton 3 miles
Wellstar Cobb Hospital Hospital 3950 Austell Rd Austell 3.1 miles
United States Postal Service Post Office 5284 Floyd Rd SW Mableton 3.1 miles
Bank of America Bank 5353 Floyd Rd SW Mableton 3.6 miles
Walmart Retail 1133 East-West Connector Austell 3.6 miles
Publix Grocery 5015 Floyd Rd SW Mableton 3.8 miles
CVS Pharmacy Pharmacy 5846 Mableton Pkwy SW Mableton 3.9 miles
Austell Senior Citizens Center Senior Center 4915 Austell Powder Springs Rd SW Austell 3.9 miles
Source: Field and Internet Research, RPRG, Inc.
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Table 5  Persons per Household, Andover Place Market Area 

  
 

The Andover Place Market Area had 4,624 senior households with householder age 55+ as of the 2010 
census, which increased by 2,410 households or 52.1 percent by 2022 (Table 6). The average annual 
growth rate among senior households with householders ages 55+ was 201 or 3.6 percent, more than 
twice the rate of all households. Senior household growth among householders all householders 55 
and up is projected to have an average growth of 150 per year or 2.1 percent over the next three 
years. 

Table 6  Trends in Senior Householders, Andover Place Market Area 

 

3. Building Permit Trends 

Residential permit activity in Cobb County increased most years from 2009 to 2016, ranging between 
550 units permitted and 4,017 units permitted during that time, averaging 2,186 units permitted. The 
number of permitted units decreased to 2,629 units in 2017 and remained relatively steady through 
2020, averaging 2,876 units from 2017 to 2020. From 2009 to 2020 the average number of units 
permitted was 2,416. (Table 7).  

Single-family detached homes accounted for 55.0 percent of units permitted in Cobb County since 
2009 and 40.8 percent of residential permits were in multi-family structures with five or more units.  
Approximately four percent of permitted units in the county over the past 11 years were in multi-
family structures with two to four units.  

Year 2010 2022 2025
Population 40,235 47,249 49,174
Group Quarters 501 577 528
Households 14,533 17,089 17,791
Avg. HH Size 2.73 2.73 2.73
Source:  2010 Census; Esri; and RPRG, Inc.

Average Household Size

Andover Place Market Area Total Annual Total Annual
Age of HH 2010 2022 2025 # % # % # % # %
55 to 61 1,655 35.8% 2,355 33.5% 2,349 31.4% 700 42.3% 58 3.0% -6 -0.3% -2 -0.1%
62-64 601 13.0% 1,009 14.4% 1,007 13.4% 409 68.1% 34 4.4% -3 -0.3% -1 -0.1%
65 to 74 1,297 28.0% 2,244 31.9% 2,532 33.8% 947 73.0% 79 4.7% 288 12.8% 96 4.1%
75 and older 1,071 23.2% 1,426 20.3% 1,598 21.3% 355 33.1% 30 2.4% 172 12.0% 57 3.9%
Householders 
55+

4,624 7,034 7,485 2,410 52.1% 201 3.6% 451 6.4% 150 2.1%

All 
Households

14,533 17,089 17,791 2,556 17.6% 213 1.4% 702 4.1% 234 1.4%

Source: 2010 Census; Esri; RPRG

Change 2010 to 2022 Change 2022 to 2025
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Table 7  Building Permits by Structure Type, Cobb County 

 

C. Demographic Characteristics 

1. Age Distribution and Household Type 

Both the Andover Place Market Area and Cobb County have a median age population of 36. Both areas 
have similar age distributions with roughly 35 to 36 percent of Adults aged 35 to 61 and 25 to 27 
percent (25.2 percent in Cobb County and 26.6 percent in the Andover Place Market Area) being 
Children/Youth under 20 years old (Table 8). Seniors ages 62 and older account for roughly 17 percent 
of the population in both areas while Young Adults ages 20 to 34 account for roughly 20 to 21 percent 
in both areas. 

2009 409 0 35 106 550
2010 713 10 69 221 1,013
2011 886 22 26 824 1,758
2012 1,193 10 58 984 2,245
2013 1,594 34 106 942 2,676
2014 1,391 18 162 1,532 3,103
2015 1,477 12 133 507 2,129
2016 1,654 10 68 2,285 4,017
2017 1,564 18 111 936 2,629
2018 1,673 44 79 994 2,790
2019 1,581 26 87 1,895 3,589
2020 1,811 14 79 590 2,494

2009-2020 15,946 218 1,013 11,816 28,993
Ann. Avg. 1,329 18 84 985 2,416

Source:  U.S. Census Bureau, C-40 Building Permit Reports.

5+ 
Units

Ann. 
Total

Year
Single - 

Unit
Two 
Units

3-4 
Units

Cobb County
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Table 8  Age Distribution 

 

Multi-person households are well represented in the Andover Place Market Area.  Multi-person 
households with children were the most common in the market area at 39.6 percent with a large 
majority of married households. Roughly 35 percent of market area households did not have children 
and 25.7 percent were single-person households (Table 9). Cobb County had a smaller percentage of 
multi-person households with children (36.7 percent), more households without children (37.7 
percent), and a similar percentage of single-person households when compared to the market area 
(25.6 percent). 

Table 9 Households by Household Type 

 

# % # %
Children/Youth 197,291 25.2% 12,548 26.6%
      Under 5 years 47,497 6.1% 3,068 6.5%
      5-9 years 48,494 6.2% 3,173 6.7%
     10-14 years 50,799 6.5% 3,263 6.9%
     15-19 years 50,502 6.4% 3,044 6.4%
Young Adults 169,086 21.6% 9,922 21.0%
     20-24 years 50,878 6.5% 3,010 6.4%
     25-34 years 118,208 15.1% 6,912 14.6%
Adults 279,881 35.7% 16,566 35.1%
     35-44 years 109,023 13.9% 6,129 13.0%
     45-54 years 103,248 13.2% 6,251 13.2%
     55-61 years 67,610 8.6% 4,186 8.9%
Seniors 136,994 17.5% 8,213 17.4%
     62-64 years 28,976 3.7% 1,794 3.8%
     65-74 years 68,374 8.7% 3,845 8.1%
     75-84 years 30,107 3.8% 1,799 3.8%
     85 and older 9,538 1.2% 776 1.6%
   TOTAL 783,253 100% 47,249 100%
Median Age
Source: Esri; RPRG, Inc.

36 36

Cobb County
Andover Place 
Market Area

2022 Age 
Distribution

# % # %
Married w/Children 65,646 25.2% 3,183 21.9%
Other w/ Children 29,729 11.4% 2,575 17.7%

Households w/ Children 95,375 36.7% 5,758 39.6%
Married w/o Children 64,868 24.9% 2,950 20.3%
Other Family w/o Children 15,815 6.1% 1,348 9.3%
Non-Family w/o Children 17,393 6.7% 744 5.1%

Households w/o Children 98,076 37.7% 5,042 34.7%
Singles 66,605 25.6% 3,733 25.7%
Total 260,056 100% 14,533 100%
Source: 2010 Census; RPRG, Inc.

2010 Households by 
Household Type

Cobb County
Andover Place 
Market Area
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Table 11 Households by Tenure, 2022-2025 

 

The renter percentage is lower among senior households with householder age 55+ in both the 
Andover Place Market Area and Cobb County than the general population. Renter percentages for the 
target population of seniors 55+ in 2022 are 17.6 percent in the county and 22.7 percent in the market 
area (Table 12).  

Table 12 Senior Households by Tenure 

 

Working age households (ages 25 to 54) form the core of renter households in the market area at 64.9 
percent of all renter households including 25.5 percent ages 25 to 34. More than one quarter (29.2 
percent) of market area renter households are age 55 and older and 5.9 percent are under the age of 
25 (Table 13). Cobb County has a slightly higher proportion of renter households ages 25 to 54 when 
compared to the market area (67.7 percent), the same percentage of older renter households ages 
55 and older, and higher proportion of younger renter households under 25 years old (11.3 percent).   

Andover Place 
Market Area

2025 Esri  HH by 
Tenure

Housing Units # % # % # % # %
Owner Occupied 10,936 68.0% 11,342 68.6% 406 88.6% 81 0.7%
Renter Occupied 5,136 32.0% 5,189 31.4% 52 11.4% 10 0.2%
Total Occupied 16,073 100% 16,530 100% 458 100% 92 0.6%
Total Vacant 1,648 1,762
TOTAL UNITS 17,721 18,292

Andover Place 
Market Area

2025 RPRG  HH by 
Tenure

Housing Units # % # % # % # %
Owner Occupied 11,628 68.0% 11,968 67.3% 340 48.4% 68 0.6%
Renter Occupied 5,461 32.0% 5,823 32.7% 362 51.6% 121 2.2%
Total Occupied 17,089 100% 17,791 100% 702 100% 189 1.1%
Total Vacant 1,648 1,762
TOTAL UNITS 18,737 19,552
Source: Esri, RPRG, Inc.

 Annual Change by 
Tenure

 Annual Change by 
Tenure

RPRG Change by 
Tenure

Esri Change by 
Tenure

2022

2022

Senior Households 55+ Cobb County
Andover Place 
Market Area

2022 Households # % # %
Owner Occupied 97,457 82.4% 5,438 77.3%
Renter Occupied 20,883 17.6% 1,596 22.7%
Total Occupied 118,339 100.0% 7,034 100.0%

Source: 2000 Census; 2010 Census; ESRI; RPRG
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Table 13   Renter Households by Age of Householder 

 
 

Roughly 53 percent of renter households in the Andover Place Market Area contained one or two 
people including approximately 30 percent (29.4 percent) with one person (Table 14). A significant 
percentage of market renter households had at least three people including 31.6 percent with three 
or four people and 15.0 percent with five or more people. Cobb County had a larger proportion of 
single-person renter households and a smaller proportion of renter households with three or more 
people. 

Table 14 Renter Households by Household Size 

 

3. Income Characteristics  

Based on income distributions provided by Esri, RPRG estimates households in the Andover Place 
Market Area earn a median of $59,914 per year, 27.7 percent lower than the $82,831 median in Cobb 
County (Table 15). Roughly 28.0 percent of market area households earn annual incomes of less than 
$35,000, 47.1 percent earn $25,000 to $49,999, and 14.9 percent earn $50,000 to $74,999. 
Approximately 37 percent of market area households earn upper incomes of at least $75,000. 

Renter 
Households

Cobb County
Andover Place 
Market Area

Age of HHldr # % # %
15-24 years 11,213 11.3% 321 5.9%
25-34 years 31,539 31.8% 1,395 25.5%
35-44 years 21,312 21.5% 1,178 21.6%
45-54 years 14,285 14.4% 972 17.8%
55-64 years 9,846 9.9% 854 15.6%
65-74 years 5,776 5.8% 455 8.3%
75+ years 5,261 5.3% 287 5.3%
Total 99,231 100% 5,461 100%
Source: Esri, Real Property Research Group, Inc.

Cobb County
Andover Place 
Market Area  

# % # %
1-person hhld 30,818 35.8% 1,419 29.4%
2-person hhld 22,853 26.5% 1,151 23.9%
3-person hhld 13,420 15.6% 833 17.3%
4-person hhld 9,662 11.2% 692 14.4%
5+-person hhld 9,338 10.8% 724 15.0%

TOTAL 86,091 100% 4,819 100%
Source:  2010 Census

Renter 
Occupied
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percent) earning less than $25,000.  Roughly 40 percent of renter households earn $35,000 to $74,999 
and 19.8 percent earn $75,000 or more.    

Table 17 Senior Household Income by Tenure 

 
 

Approximately 48.0 percent of renter households over the age of 65 in the Andover Place Market 
Area pay at least 40 percent of income for rent while 3.3 percent of renter households are living in 
substandard conditions (Table 18); substandard housing includes buildings which are overcrowded 
and have incomplete plumbing.  

Table 18 Rent Burdened and Substandard Housing, Andover Place Market Area 

  

# % # %
less than $15,000 210 13.2% 540 9.9%
$15,000 $24,999 177 11.1% 454 8.3%
$25,000 $34,999 271 17.0% 774 14.2%
$35,000 $49,999 257 16.1% 953 17.5%
$50,000 $74,999 365 22.9% 1,049 19.3%
$75,000 $99,999 149 9.3% 644 11.8%
$100,000 $149,999 114 7.1% 643 11.8%
$150,000 $199,999 28 1.8% 203 3.7%
$200,000 over 26 1.6% 179 3.3%

Total 1,596 100% 5,438 100%

Median Income
Source: American Community Survey 2016-2020 Estimates, RPRG, Inc.

Renter 
Households

Owner 
Households

$43,204 $49,982 

Andover Place Market 
Area

Householders 55+

Rent Cost Burden Substandardness

Total Households # % Total Households
Less than 10.0 percent 219 3.7% Owner occupied:
10.0 to 14.9 percent 669 11.2% Complete plumbing facilities: 9,607
15.0 to 19.9 percent 727 12.2% 1.00 or less occupants per room 9,381
20.0 to 24.9 percent 680 11.4% 1.01 or more occupants per room 226
25.0 to 29.9 percent 559 9.4% Lacking complete plumbing facilities: 12
30.0 to 34.9 percent 668 11.2% Overcrowded or lacking plumbing 238
35.0 to 39.9 percent 329 5.5%
40.0 to 49.9 percent 614 10.3% Renter occupied:
50.0 percent or more 1,168 19.6% Complete plumbing facilities: 5,921
Not computed 316 5.3% 1.00 or less occupants per room 5,753
Total 5,949 100% 1.01 or more occupants per room 168

Lacking complete plumbing facilities: 28
> 35% income on rent 2,111 37.5% Overcrowded or lacking plumbing 196

Households 65+ # % Substandard Housing 434
Less than 20.0 percent 93 17.5% % Total Stock Substandard 2.8%
20.0 to 24.9 percent 49 9.2% % Rental Stock Substandard 3.3%
25.0 to 29.9 percent 49 9.2%
30.0 to 34.9 percent 22 4.1%
35.0 percent or more 281 52.9%
Not computed 37 7.0%
Total 531 100%

> 35% income on rent 281 56.9%
> 40% income on rent 48.0%
Source: American Community Survey 2016-2020
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D. Impact of Abandoned, Vacant, or Foreclosed Homes 
RPRG attempted to obtain recent foreclosure data from several sources including RealtyTrac in the 
Andover Place Market Area; however, data was not available for the past several months. The lack of 
foreclosure data likely reflects restrictions on foreclosures, such as the foreclosure moratorium due 
to the COVID-19 pandemic. The lack of available data and the foreclosure moratorium suggests that 
foreclosures will not impact demand for the subject property. 
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Table 21 Commuting Patterns, Andover Place Market Area

Travel Time to Work Place of Work

Workers 16 years+ # % Workers 16 years and over # %
Did not work at home:19,536 92.1% Worked in state of residence: 21,174 99.9%

Less than 5 minutes 108 0.5% Worked in county of residence 11,042 52.1%
5 to 9 minutes 688 3.2% Worked outside county of residence 10,132 47.8%

10 to 14 minutes 1,343 6.3% Worked outside state of residence 29 0.1%
15 to 19 minutes 1,986 9.4% Total 21,203 100%
20 to 24 minutes 2,455 11.6% Source: American Community Survey 2016-2020

25 to 29 minutes 1,319 6.2%
30 to 34 minutes 3,923 18.5%
35 to 39 minutes 946 4.5%
40 to 44 minutes 1,633 7.7%
45 to 59 minutes 3,329 15.7%
60 to 89 minutes 1,391 6.6%

90 or more minutes 415 2.0%
Worked at home 1,667 7.9%
Total 21,203
Source: American Community Survey 2016-2020

In County
52.1%

Outside 
County
47.8%

Outside 
State 
0.1%

2016-2020 Commuting Patterns
Andover Place Market Area
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Figure 7  Change in Employment by Sector, Cobb County 2011-2021 (Q3) 

 
 

Figure 8  Employment Change by Sector, 2020 Q1- 2021 (Q3) 
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Sector 2020 Q1 2021 Q3
#  

Change
% 

Change
 Other 8,947 8,585 -362 -4.0%
Leisure-
Hospitality

39,556 38,981 -575 -1.5%

Education-
Health

45,350 46,355 1,005 2.2%

Professional-
Business

84,575 83,327 -1,249 -1.5%

Financial 
Activities

22,763 21,442 -1,321 -5.8%

Information 11,406 11,191 -215 -1.9%
Trade-Trans-
Utilities

76,460 74,973 -1,487 -1.9%

Manufacturing 18,661 18,486 -176 -0.9%
Construction 28,748 28,227 -521 -1.8%
Natl. Res.-
Mining

134 164 30 22.3%

Government 34,917 31,887 -3,030 -8.7%
Total 
Employment

371,518 363,617 -7,901 -2.1%

Cobb County Employment by Industry Sector     
2020 Q1 - 2021 Q3
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3. Conclusions of Affordability 

All affordability capture rates are appropriate and indicate sufficient demand for the proposed senior 
LIHTC units.  

Table 25  Affordability Analysis, Andover Place Apartments  

 

 

50% AMI 40% Rent Burden One Bedroom Units Two Bedroom Units Three Bedroom Units

Number of Units 14 13
Net Rent $725 $873
Gross Rent $808 $970
Income Range (Min, Max) $24,240 $32,350 $29,100 $38,800
Renter Households
Range of Qualified Hhlds 1,360 1,140 1,231 998

# Qualified  Households 221 233
Renter HH Capture Rate 6.3% 5.6%

60% AMI 40% Rent Burden One Bedroom Units Two Bedroom Units Three Bedroom Units

Number of Units 20 20
Net Rent $887 $1,067
Gross Rent $970 $1,164
Income Range (Min, Max) $29,100 $38,820 $34,920 $46,560
Renter Households
Range of Qualified Hhlds 1,231 997 1,067 861

234 207
Renter HH Capture Rate 8.6% 9.7%

80% AMI 40% Rent Burden One Bedroom Units Two Bedroom Units Three Bedroom Units

Number of Units 3 3
Net Rent $1,211 $1,455
Gross Rent $1,294 $1,552
Income Range (Min, Max) $38,820 $51,760 $46,560 $62,080
Renter Households

Range of Qualified Hhlds 997 771 861 603
226 257

Renter HH Capture Rate 1.3% 1.2%
# Qualified  Households

# Qualified  Households

Band of Qualified Hhlds
# Qualified 

HHs Capture Rate

Income $24,240 $38,800
50% AMI 27 Households 1,360 998 363 7.4%

Income $29,100 $46,560
60% AMI 40 Households 1,231 861 371 10.8%

Income $38,820 $62,080
80% AMI 6 Households 997 603 394 1.5%

Income $0 $62,080
LIHTC Units 73 Households 1,360 603 757 9.6%

Source: Income Projections, RPRG, Inc.

Income Target # Units
Renter Households = 1,731
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floor plan are 4.6 percent for one-bedroom units and 4.2 percent for all two-bedroom units (Table 
28).  

Table 27   DCA Demand Estimates  

  

Table 28   DCA Demand by Floor Plan  

 

 

3. DCA Demand Conclusions 

All capture rates are well within acceptable levels and indicate sufficient demand in the market area 
to support the proposed Andover Place Apartments.  

Income Target 50% AMI 60% AMI 80% AMI LIHTC Units
Minimum Income Limit $24,240 $29,100 $38,820 $24,240
Maximum Income Limit $38,800 $46,560 $62,080 $62,080

(A) Renter Income Qualification Percentage 20.9% 21.4% 22.8% 43.7%
Demand from New Renter Households                                   
Calculation (C-B)*F*A

31 32 34 65

PLUS
Demand from Existing Renter HHs (Substandard)         
Calculation B*D*F*A

38 39 41 79

PLUS
Demand from Existing Renter HHhs (Overburdened) - 
Calculation B*E*F*A

429 438 466 895

Total Demand 498 509 541 1,039
LESS
Comparable Units 0 0 0 0
Net Demand 498 509 541 1,039
Proposed Units 27 40 6 73
Capture Rate 5.4% 7.9% 1.1% 7.0%

Demand Calculation Inputs
A). % of Renter Hhlds with Qualifying Income see above
B). 2022 Householders 17,089
C). 2025 Householders 17,557
D). Substandard Housing (% of Rental Stock) 3.3%
E). Rent Overburdened (% of Senior Renter Hhlds at 37.5%
F). Renter Percentage (% of all 2022 HHs) 32.0%

Income/Unit Size Income Limits
Units 

Proposed
Renter Income 
Qualification %

Total 
Demand

Supply Net Demand
Capture 

Rate

50% AMI $24,240 - $38,800
One Bedroom Units 14 12.8% 303 0 303 4.6%
Two Bedroom Units 13 13.5% 320 0 320 4.1%

60% AMI $29,100 - $46,560
One Bedroom Units 20 13.5% 321 0 321 6.2%
Two Bedroom Units 20 11.9% 284 0 284 7.0%

80% AMI $38,820 - $62,080
One Bedroom Units 3 13.1% 311 0 311 1.0%
Two Bedroom Units 3 14.9% 353 0 353 0.8%

By Bedroom
One Bedroom Units 37 34.0% 809 0 809 4.6%
Two Bedroom Units 36 36.3% 862 0 862 4.2%
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C. Survey of Senior Occupancy Rental Communities 

1. Location 

There are 12 age restricted LIHTC communities in the market area, however 10 of those communities 
are deeply subsidized Senior Group Homes intended for special needs, elderly, or disabled persons, 
and thus not  comparable to the subject property. These communities are listed on page 66 and shown 
on Map 8). The two comparable senior communities, Wisteria Lane and Parkland Manor, are located 
within three miles of the site. Parkland Manor is 2.77 miles (straight line distance) north of the site, 
north of the East West Connector, and west of Austell Road. Wisteria Place of Mableton is 2.4 miles 
southeast of the site on Floyd Road SW (Map 6).  

Map 6  Surveyed Senior Rental Communities, Andover Place Market Area 

  

2. Age of Communities 

The two senior LIHTC communities were built in 2007 (Parkland Manor) and 2018 (Wisteria Place of 
Mableton) (Table 32).   

3. Structure Type 

The two senior LIHTC communities offer garden structures and offers both one and two bedroom 
floorplans.    

4. Size of Communities 

The two senior LIHTC communities have 150 units (Parkland Manor) and 104 units (Wisteria Place of 
Wisteria)  
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7. Rent Concessions   

One Upper Tier community, Chroma Park, offers $500 off one bedroom units for one month upon 
signing a lease. No LIHTC communities offer rental incentives (Table 35). 

8. Absorption History 

Upon multiple survey attempts RPRG was not able to receive absorption data from any of the 
surveyed communities.  

Table 35 Rental Summary, Surveyed General Occupancy Rental Communities 

 

F. Analysis of Product Offerings 

1.   Payment of Utility Costs 

One Upper Tier community (Chroma Park West) the two LIHTC communities offer water/sewer and 
trash in the cost of rent (Table 36).  The  

2. Unit Features  

Dishwashers and garbage disposals are standard at all communities surveyed. Microwaves are offered 
at four Upper Tier communities (in select units at Forest Glen) and all Lower Tier communities. None 
of the communities surveyed offer in-unit washer and dryers. Andover Place Apartments will offer a 
dishwasher, garbage disposal, and in unit washer and dryers (Table 36).  

3. Parking 

All surveyed communities offer surface parking as the standard parking option; Alta Mill, Chroma Park, 
and Tramore Village offer detached parking for a fee.  

Map # Community
Year 
Built

Year 
Rehab

Structure 
Type

Total 
Units

Vacant 
Units

Vacancy 
Rate

Avg 1BR 
Rent (1)

Avg 2BR 
Rent (1) Incentives

Subject Property - 50% AMI 6 $725 $873
Subject Property - 60% AMI 41 $887 $1,067
Subject Property - 80% AMI 14 $1,211 $1,455

Total 61

Upper Tier Communities
1 Tramore Village 1999 Gar 324 0 0.0% $1,570 $1,762 None

2 Chroma Park 2000 Gar 210 6 2.9% $1,390 $1,645
$500 off 1st month 

on 1br units
3 Alta Mill 2000 Gar 436 21 4.8% $1,320 $1,600 None
4 Forest Glen 1984 2016 Gar 264 18 6.8% $1,375 $1,593 None
5 Chroma Park West 1996 Gar 150 4 2.7% $1,570 None

Upper Tier Total 1,384 49 3.5%
Upper Tier Average 1996 2016 277 $1,414 $1,634

Lower Tier Communities
6 Walton Crossing* 1990 2006 Gar 238 0 0.0% $1,116 $1,370 None
7 Mableton Village 1966 Gar 174 0 0.0% $1,150 $1,325 None
8 Austell Village* 1988 2009 Gar 108 0 0.0% $1,017 $1,215 None
9 The Flats at 1204 1961 Gar 42 6 14.3% $999 $1,150 None

Lower Tier Total 562 6 1.1%
Lower Tier Average 1976 2008 141 $1,071 $1,265

 Total 1,946 55 2.8%
 Average 1987 2010 216 $1,242 $1,470

LIHTC Total 346 0 0.0%
LIHTC Average1989 2008 173 $1,067 $1,292

(1) Rent is contract rent, and not adjusted for utilities or incentives (*) LIHTC
Source:  Phone Survey, RPRG, Inc. May 2022
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4. Community Amenities 

Upper Tier communities generally have more extensive amenities than most Lower Tier communities. 
Of the Upper Tier communities, all but Chroma Park West offer a clubhouse, fitness room, outdoor 
pool, playground, tennis court, business center and gated entry. Chroma Park West offers a 
clubhouse, fitness room, and playground. Among the Lower Tier, only the surveyed LIHTC 
communities offer amenities. Walton Crossing offers all amenities listed excepted for gated entry and 
Austell Village offers a fitness room, outdoor pool, and playground (Table 37).   

Table 36   Utility Arrangement and Unit Features, Surveyed General Occupancy Rental Communities 

 
Table 37 Community Amenities, Surveyed General Occupancy Rental Communities 

 

 

5. Unit Distribution  

Two-bedroom units are offered at all surveyed Upper Tier communities, while one bedroom units are 
offered at all surveyed communities except Chroma Park West (Table 38). Unit distributions were 
available for 58.7 percent of surveyed units. Roughly 45 percent of the Upper and Lower Tier units at 
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Table 40  Adjusted Rent Comparison, One-Bedroom 

    

Austell Cobb Austell Cobb Austell Cobb County
A. Rents Charged Subject Data $ Adj. Data $ Adj. Data $ Adj.
Street Rent (60% LIHTC) $887 $1,570 $0 $1,320 $0 $1,348 $0
Utilities Included water/trash none $25 none $25 none $25
Effective Rent $887
In parts B thru D, adjustments were made only for differences
B. Design, Location, Condition Data $ Adj. Data $ Adj. Data $ Adj.
Structure / Stories 3 3 $0 3 $0 3 $0
Year Built / Condition 2023 1999 $18 2000 $17 2000 $17
Quality/Street Appeal Above Average Average $20 Average $20 Average $20
Location Average Above Average ($20) Above Average ($20) Above Average ($20)
C. Unit Equipment / Amenities Data $ Adj. Data $ Adj. Data $ Adj.
Number of Bedrooms 1 1 $0 1 $0 1 $0
Number of Bathrooms 1 1 $0 1 $0 1 $0
Unit Interior Square Feet 679 900 ($55) 807 ($32) 850 ($43)
Balcony / Patio / Porch No Yes ($5) Yes ($5) Yes ($5)
AC Type: Central Central $0 Central $0 Central $0
Range / Refrigerator Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0
Microwave / Dishwasher Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0
Washer / Dryer: In Unit Yes No $25 No $25 No $25
Washer / Dryer: Hook-ups Yes Yes $0 Yes $0 Yes $0
D. Site Equipment / Amenities Data $ Adj. Data $ Adj. Data $ Adj.
Parking ($ Fee) Free Surface Detached $0 Detached $0 Free Surface $0
Club House Yes Yes $0 Yes $0 Yes $0
Pool No Yes ($10) Yes ($10) Yes ($10)
Recreation Areas Yes Yes $0 Yes $0 Yes $0
Fitness Center Yes Yes $0 Yes $0 Yes $0

E. Adjustments Recap Positive Negative Positive Negative Positive Negative
Total Number of Adjustments 3 4 3 4 3 4
Sum of Adjustments B to D $63 ($90) $62 ($67) $62 ($78)

F. Total Summary
Gross Total Adjustment

Net Total Adjustment
G. Adjusted And Achievable Rents

Estimated Market Rent $1,422
Rent Advantage $ $535
Rent Advantage % 37.6%

Austell, Cobb County

$1,595 $1,345 $1,373

Adjusted Rent
% of Effective Rent 98.3% 99.6%

$1,568 $1,340 $1,357
98.8%

$153
($27)

$129
($5)

Adj. Rent Adj. Rent Adj. Rent

$140
($16)

One Bedroom Units
Subject Property Comparable Property #1

Tramore Village 
2222 East West Connector 

Andover Place
5354 Austell Road

Comparable Property #2
Alta Mill

1650 Anderson Mill
Chroma Park

2105 Mesa Valley Way

Comparable Property #3
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Table 41  Adjusted Rent Comparison, Two-Bedroom 

   

   

 

 

Austell Cobb Austell Cobb Austell Cobb County
A. Rents Charged Subject Data $ Adj. Data $ Adj. Data $ Adj.
Street Rent (60% LIHTC) $1,067 $1,762 $0 $1,600 $0 $1,645 $0
Utilities Included water/trash none $30 none $30 none $30
Effective Rent $1,067
In parts B thru D, adjustments were made only for differences
B. Design, Location, Condition Data $ Adj. Data $ Adj. Data $ Adj.
Structure / Stories 3 3 $0 3 $0 3 $0
Year Built / Condition 2023 1999 $18 2000 $17 2000 $17
Quality/Street Appeal Above Average Average $20 Average $20 Average $20
Location Average Above Average ($20) Above Average ($20) Above Average ($20)
C. Unit Equipment / Amenities Data $ Adj. Data $ Adj. Data .
Number of Bedrooms 2 2 $0 2 $0 2 $0
Number of Bathrooms 2 2 $0 2 $0 2 $0
Unit Interior Square Feet 942 1,215 ($68) 1,205 ($66) 1,165 ($56)
Balcony / Patio / Porch No Yes ($5) Yes ($5) Yes ($5)
AC Type: Central Central $0 Central $0 Central $0
Range / Refrigerator Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0
Microwave / Dishwasher Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0
Washer / Dryer: In Unit Yes No $25 No $25 No $25
Washer / Dryer: Hook-ups Yes Yes $0 Yes $0 Yes $0
D. Site Equipment / Amenities Data $ Adj. Data $ Adj. Data $ Adj.
Parking ($ Fee) Free Surface Detached $0 Detached $0 Free Surface $0
Club House Yes Yes $0 Yes $0 Yes $0
Pool No Yes ($10) Yes ($10) Yes ($10)
Recreation Areas Yes Yes $0 Yes $0 Yes $0
Fitness Center Yes Yes $0 Yes $0 Yes $0
E. Adjustments Recap Positive Negative Positive Negative Positive Negative
Total Number of Adjustments 3 4 3 4 3 4
Sum of Adjustments B to D $63 ($103) $62 ($101) $62 ($91)
F. Total Summary
Gross Total Adjustment

Net Total Adjustment
G. Adjusted And Achievable Rents

Estimated Market Rent $1,663
Rent Advantage $ $596
Rent Advantage % 35.8%

% of Effective Rent 97.6% 98.3%97.8%
$1,591 $1,646Adjusted Rent $1,752

Subject Property
Tramore Village 

Austell, Cobb County

$166 $163 $153

Adj. Rent

Andover Place
5354 Austell Road

($40) ($39) ($29)
Adj. Rent Adj. Rent

Two Bedroom Units

$1,792 $1,630 $1,675

Comparable Property #1 Comparable Property #2 Comparable Property #3

2222 East West Connector 1650 Anderson Mill 2105 Mesa Valley Way
Alta Mill Chroma Park



Andover Place Apartments | Competitive Rental Analysis 

  Page 61 

Table 42  Market Rent and Rent Advantage Summary  

  
  

G. Housing Authority Data 
The Andover Place Market Area is served by the Marietta Housing Authority.  The housing authority 
participates in the Section 8 Housing Choice Voucher (HCV), Section 8 Project-Based Voucher (PBV), 
and Rental Assistance Demonstration (RAD) programs. The Marietta Housing Authority has 5 waiting 
lists that are open now or opening soon and six waiting lists that are closed.    

H. Existing Low Income Rental Housing    
Fourteen existing affordable rental communities are in the market area, all are LIHTC communities 
(Table 43). Twelve LIHTC communities are age-restricted while the remaining two LIHTC communities 
are general occupancy. All senior communities except for Wisteria Place and Parkland Manor are 
deeply subsidized Senior Group Homes for special needs, elderly, or disabled persons. The location of 
these communities relative to the subject site is shown in Map 8.  

50% AMI Units
One 

Bedroom
Two 

Bedroom

Subject Rent $725 $873
Est. Market Rent $1,422 $1,663
Rent Advantage ($) $697 $790
Rent Advantage (%) 49.0% 47.5%
Proposed Units 3 3

60% AMI Units
One 

Bedroom
Two 

Bedroom

Subject Rent $887 $1,067
Est. Market Rent $1,422 $1,663
Rent Advantage ($) $535 $596
Rent Advantage (%) 37.6% 35.8%
Proposed Units 20 20

80% AMI Units
One 

Bedroom
Two 

Bedroom

Subject Rent $1,211 $1,455
Estimated Market Rent$1,422 $1,663
Rent Advantage ($) $211 $208
Rent Advantage (%) 14.8% 12.5%
Proposed Units 14 13

Overall Market Advantage 29.16%
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Table 43  Subsidized Rental Communities, Andover Place Market Area 

  

Map 8  Subsidized Rental Communities, Andover Place Market Area  

 
 

Community Subsidy Type Address City Distance
Austell Village LIHTC General 1899 Mulkey Rd Austell 3.1 miles
Legacy at Walton Crossing LIHTC General 1800 Mulkey Rd Austell 3.2 miles
Parkland Manor LIHTC Senior 3755 Medical Park Dr Austell 3.2 miles
Wisteria Place of Mableton LIHTC Senior 4436 Floyd Rd SW Mableton 3.4 miles
Louise Place Sec. 8 Senior 6090 Hiram Lithia Springs Rd Austell 4.5 miles
The ARC Lighthouse Sec. 8 Senior 1337 Palmer Pl SW Mableton 3.2 miles
The Gordon House Sec. 8 Senior 5884 S Gordon Rd Austell 2.7 miles
The House on Greenbrook Circle Sec. 8 Senior 6171 Greenbrook Cir Austell 3.9 miles
The Kephart House Sec. 8 Senior 4732 Bennett St Austell 1.5 miles
The Michael S. Huff House Sec. 8 Senior 1175 Center St SW Austell 2.5 miles
The Mulberry House Sec. 8 Senior 2690 Carol Way Austell 2.5 miles
The Paschal House Sec. 8 Senior 1836 Sylvia St Austell 2.3 miles
The Sara Fera House Sec. 8 Senior 5951 S Gordon Rd Austell 2.8 miles
The Sweetwater House Sec. 8 Senior 5120 North Ave Austell 3.2 miles
Source: HUD, USDA, DCA
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Figure 9 Price Position, Andover Place Apartments 
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The analysis will be subject to the following limiting conditions, except as otherwise noted in our 
report: 
 
1. The analysis contained in this report necessarily incorporates numerous estimates and 
assumptions with respect to property performance, general and local business and economic 
conditions, the absence of material changes in the competitive environment and other matters.  Some 
estimates or assumptions, however, inevitably will not materialize, and unanticipated events and 
circumstances may occur; therefore, actual results achieved during the period covered by our analysis 
will vary from our estimates and the variations may be material. 
 
2. Our absorption estimates are based on the assumption that the product recommendations set 
forth in our report will be followed without material deviation. 
 
3. All estimates of future dollar amounts are based on the current value of the dollar, without any 
allowance for inflation or deflation. 
 
4. We have no responsibility for considerations requiring expertise in other fields.  Such 
considerations include, but are not limited to, legal matters, environmental matters, architectural 
matters, geologic considerations, such as soils and seismic stability, and civil, mechanical, electrical, 
structural and other engineering matters. 
 
5. Information, estimates and opinions contained in or referred to in our report, which we have 
obtained from sources outside of this office, are assumed to be reliable and have not been 
independently verified. 
 
6. The conclusions and recommendations in our report are subject to these Underlying Assumptions 
and Limiting Conditions and to any additional assumptions or conditions set forth in the body of our 
report.  
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rates). ........................................................................................................................................ Page(s)  48 
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