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Section 1: Introduction

Market Analyst Professionals, LLC (MAP) has prepared the following report to determine the
market feasibility of an affordable housing project located in Sumter, South Carolina. The subject
proposal is described in detail in Section 3. The study assumes Low Income Housing Tax Credits will be
utilized in financing the subject property. The market study was prepared in accordance with South
Carolina State Housing Finance and Development Authority (SCSHFDA) guidelines and industry
accepled practices. Information contained within the report is assumed to be trustworthy and reliable.
Recommendations and conclusions in the report are based on professional opinion. MAP does not
guarantee the data nor assume any liability for any errors in fact, analysis or judgment resulting from the

use of the report.
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Section 2: Executive Summary
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2016 EXHIBIT § -2 SCSHFDA PRIMARY MARKET AREA ANALYSIS SUMMAR)

Development Name;  Evergreen Villas Total # Units: 49
Lacation: 99 N. Wise Drive, Sumter SC # LIHTE Unite: 49
From the site, the PMA extends approximately 8.3 mifes to the north, 12.9 miles to the west, 12.1 miles to the east and
PMA Beundary: 13.7 miles to the south,
Bevelopment Type: SR 55+ (Miles): 23.80
. ; RENTAL HOUSING STOCK (found on page 70} o
Type -0 L e "# Properties 7 Total Units Vacant Units " Average
S Occupancy*
All Rental Housing 26 1793 116 93.5%
Market-Rate Housing (k] 1016 113 88.9%
Assisted/Subsidized Housing not to ” or
include LIHTC 5 291 1 99.7%
LIHTC {All that are stabilized)** 10 486 2 99.,6% Current Rate
Stabilized Comps*** 2 82 0 100% Current Rate
Non-stabilized Comps 0 0 0
** Slabilized occupancy of at least 93%.
#4 Comps are lhose camparable to the subject and those that compete at nearly the same rent levels and tenant profils, such as age, family and income,
i
Subject Development Adjusted Market Rent Highest Unadjusted i
Comyp Rent
# # Proposed Per Unit Per SF Advantage Per Unit Per SF
Units Bedrooms Baths Size (SF) Tenant Rent
iG 2 BR-Apt 2 1,150 $421 $861 $0.75 51% $570 NA
38 2 BR-Apt 2 1,150 $530 $861 $0.75 38% $570 NA
*Gross Potential Rent Monthly $24,880 $42,174 41%
* Market Advantage is caleulaled using iha foltowing formula: {(Gross Adjusted Rent {minus) Grosss Proposed Tenant Renl) {divided by) Gross Adjusted Market Rent. The caleulation should ba
expressed as a parcenlage and reunded to two decimal points. The Rent Caleulation Excal Workshet must be provided wilh the Exhibit S-2 ferm.

DEMOGRAPHIC DATA {found on page 62)

e R 2015 2018

Renter Households 3,388 20.4% 3,800 20.7% 4,040 20.9% !
Income-Qualified Renter HHs (LIHTC) 458 13.5% 512 13.5% 545 13.5% g
income-Qualified Renter HHs (MR) ]

TARGETED INCOME-QUALIFIED RENTER HOUSEHOLD DEMAND (foutd on page 62)
" Type of Demand |  50% 60% Mf;‘:t Other:__ | Other__ | ~Overall
Renter Household Growth 15 17 32
Existing Households (Overburden + Substand) 78 91 175
Homesowner conversion {Seniors 18 19 37
Cther:
Less Comparable/Competitive Supply ] 24 30
Net Income-qualified Renter HHs 103 103 214
" CAPTURE RATES (found on page82) .~~~ 1" ‘
R T R i T i — ) %
Targeted Population 50% 60% rate Other:__ Other:___ Overall i
Caplure Rate 0.7% ATT% 22.9%

'ABSORPTION RATE (found on page 61) -
11 months

Absorption Rate

Market Analyst Professionals, LLC 6 Mareh 7, 2016
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Proposed Gross Tax Credit
Bedroom Tenant Potential | Adjusted |Gross Potential| Gross Rent
# Units Type Rent Tenant Rent |Market Rent| Market Rent Advantage.
10 2 BR-Apt $421 $4,210 5861 $8,607
39 2 BR-Apt $530 $20,670 $861 $33,567
§42,174 41.01%

Based on the analysis within this report, the proposal will be successful as is; no changes are
deemed necessary. The market study supports that the subject will fill a housing void for
affordable housing within the market. High demand for comparable housing as well as demand
statistics offer support for the proposal. The proposal will offer units targeting senior households
at 50 and 60 percent AMI. The site is located near existing residential, demonstrating the site’s
viability for residential housing. Amenities and employment opportunities are located in close
proximity. Local economic conditions have shown job gains the last five years. Households
increased very modestly between 2000 and 2010 in the PMA, and are forecasted to increase
through 2020. Senior households increased between 2000 and 2010 and are forecasted to continue
increasing though 2020. Derived demand statistics based on demographic data suggest sufficient
demand to absorb the proposal. Demand statistics also suggest an additional approximately 20
similarly positioned units could enter the market before increasing capture rates above threshold
levels; however, absorption would become problematic. Furthermore, supply side data indicates
rents for the subject will be competitively positioned in the area and the subject will be well
positioned in the market and competitive with comparable projects. As a result, the development

of the proposal to more adequately serve the PMA’s population is appropriate.

Between 2000 and 2010, population increased at a mild rate within the PMA, lagging the state as a
whole. Nielsen forecasts a continuation of mild growth in the PMA through 2020.

The subject is located in the city of Sumter, South Carolina. Sumter is the county seat of Sumter
County, located 35 miles east of Columbia, South Carolina. The subject is located on the southeast
side of North Wise Drive, northeast of Broad Street. The subject is a vacant, wooded lot in a
mixed use area. To the immediate northeast of the subject are single family homes in good
condition. To the immediate southeast is additional vacant, wooded land. To the immediate
southwest is an ALDI grocery store. To the immediate northwest across North Wise Drive is the

Central Carolina Technical College Advanced Manufacturing Center. Farther removed from the

Market Analyst Prafessionals, LLC 7 March 7, 2016
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site to the north and east are primarily residential areas with a few light industrial buildings to the
east and a bowling alley and fast food restaurant to the southeast. Farther removed to the south and
west are numerous commetrcial properties along Broad Street. No negative atiributes of the site

were apparent; existing residential near the site indicates the site’s viability for residential use.

The proposal will be new construction operating under LIHTC guidelines and targeting local
seniors. The most relevant projects for assessing demand for the proposal include units operating
under income restriction guidelines in close proximity to the subject and targeting local seniors.
Three senjor LIHTC projects were located in the market area, however, Garden Place did not
respond to MAP’s repeated requests for information. The SCSHFDA occupancy report for this
project indicates 98 and 96 percent occupancy for June 2015 and December 2015 respectively.
Other senior only projects in the market area are assisted living or subsidized facilities, considered
less relevant for the subject. In addition to these projects, two newer market rate projects offering
two-bedroom apartments were included in the rent grid, in order to gauge hypothetical market

rent.

The overall occupancy rate for the most comparable projects is 100 percent. Both projects reported
a wait-list for occupancy. The proposal will offer newly constructed two-bedroom units. The
proposal offers comparable amenities, construction type and unit sizes to similar facilities. The
subject’s rents are consistent with comparable projects and estimated achievable rents with rents
well below hypothetical market rent. The high occupancy among both the total market and among
competitive set projects as well as wait lists among competitive set projects offers evidence of
demand for the proposal. Competitive rents and strong demand for affordable housing in the area

offer support for the success of the proposal.

A capture rate of 22.9 percent for the total LIHTC units was determined based on the demand
calculations outlined in the following pages (including renter household growth, substandard units
and overburdened rental housing potential). The capture rate is within the threshold rate of 30
percent. The capture rates for the proposal should be considered to provide further evidence of

potential demand for the subject.
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> No projects included in the survey were able to cite absorption information. MAP has utilized
movership ratios from the American Housing Survey as well as estimated “capture” rates among
these income eligible households to estimate absorption. Based on the limited numbet of senior
rental projects in the area, the quality of unit offered and the competitive rents at the subject, the
proposal can expect to capture a large percentage of eligible movers. Based on these estimates

MAP projects an absorption period of 11 months.

» The introduction of the proposal will have no long-term negative impact on existing surveyed
LIHTC projects. Strong demand is evident among existing competitive set projects with reported
occupaney of 100 percent. Strong demand in the overall rental matket and ongoing obsolescence

of existing units and moderate household growth in the area will fuel demand for the subject.
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Section 3: Project Description

Name: Evergreen Villas.
Address: 99 N. Wise Drive
Sumter, SC 29150
Target Population: SR 55+
Total Units: 49
Subsidized Units: 0
LIHTC Units: 49
Unrestricted Units: 0
Utilities Included in Rent
Heat: No
Electric: No
Water: Yes
Sewer: Yes
Trash: Yes
Heat Type: ELE
Construction Detail:
Construction: New
Building Type: Apt
Total Buildings: 1
Stories: 3
Site Acreage: 3.37
Construction Schedule:
Beginning: Jan. 2017
Ending: Dec. 2017
Preleasing: Sep-17
Market Analyst Professionals, LLC 10 March 7, 2016
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South Caroling

Unit Configuration

Yes  Garbage Disposal
Yes  Dishwasher

Yes Window - Mini-Blinds
Windew - Draperies

AMI] . #0 Average Sq.  Contract Utility Max Gross Maximum
X tent
Target # of Units Baths Type Footage Rent Allewance Gross Ren Rent Income
Total 49 $23,280
Summary 2 BR 49 $23,280
2 BR-Apt 50% e 240 Apt 1,150 $421 $124 $545 8545 $19,400
2 BR-Apt 60% 3% 20 Apt 1,150 $530 $124 $654 $o654 $23,280
Proposed and Recommended Amenities
Unit Amenities
Yes  AIC -~ Central Yes  Microwave Patio/Balcony
AIC - Wall Unit Yes  Ceiling Fan Basement
A/C - Sleeve Onty Yes  Walk-In Closet Fireplace

Yes  High Speed Internet
Yes Individual Enfry

Development Amenities
Clubhouse (separale building)
Yes  Communicy Room
Yes  Computer Center
Exercise/Fitnezss Room
Yes  Comununity Kitchenfette)

Swinuning Pool
Playground/Tot Lot
Yes Gazebo
Yes Elevator
Exterior Storage Units

Sports Courts (o-bail, termis, v-ball, efc.}

Yes On-Site Management
Secured Entvy « Access Gate

Yes  Sceured Entry - Intercom or Camera

Laundry Type Parking Type
Yes  Coin-QOperated Laundry Yes Surface Lot
Yes  In-Unit Hool-wp Culy Carport
In-Unit Washer/Dryer Garage (attached)}
Nene Garage (tetached)

Senior Amenities for sawior-only projects)
Yes  Independent

Assisted Living

Nursing

Emergency Call (or simifar}
Yes  Organized Activifies
Yes Library

24 Heur On Site Management

Meals
Housekeeping
Healtheare Services
Transporiation

Market Analyst Professionals, LLC
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Section 4: Site Profile

Date of Inspection: 2/21/2016

Acreage: 3.37

Total Residential Buildings: 1

Density: 3.4
(Acres/Building)

Topography: Flat, treed

Adjacent Land Uses: Iinpact:
North: Residential Favorable
Fast: Commercial Neutral
South; Vacant Neutral
West: Commercial Neutral

City and Neighborhood Characteristics
The subject is located in the city of Sumter, South Carolina. Sumter is the county seat of Sumter

County, located 35 miles east of Columbia, South Carolina. The subject is located on the southeast side of
North Wise Drive, northeast of Broad Street. The subject is a vacant, wooded lot in a mixed use area. To
the immediate northeast of the subject are single family homes in good condition. To the immediate
southeast is additional vacant, wooded land. To the immediate southwest is an ALDI grocery store. To the
immediate northwest across North Wise Drive is the Central Carolina Technical College Advanced

Manufacturing Center.

Farther removed from the site to the north and east are primarily residential areas with a few light
industrial buildings to the east and a bowling alley and fast food restaurant to the southeast. Farther
removed to the south and west are numerous commercial properties along Broad Street. No negative
attributes of the site were apparent; existing residential near the site indicates the site’s viability for

residential use,

Murket Analyst Professionals, LLC 12 March 7, 2016
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Visibility and Accessibility of the Sife

The site is located off of Broad Street, which is a major thoroughfare for the area, drawing
significant traffic to the Sumter Mall and numerous commercial properties along Broad Sireet. The site
will be easily accessible and visible via North Wise Drive, however, this street is not heavily traveled and
the site may not be easily visible from Broad Street. It is assumed an experienced management company,

familiar with LIHTC guidelines and initial project lease ups, will manage the project.

Santee Wateree Regional Transportation Authority provides mass transit throughout the area.

Route 9 travels along Broad Street, a short distance from the site.

Marketability of Proposal
The site is located in an area aftractive to its targeted tenants. The project’s proximity to residential
housing demonstrates the site’s viability for residential use. It is located a short distance from retail and

service amenities and offers easy access to roadways that provide linkages to the greater Sumter area.

Neighborhood Amenities/Retail/Services

The site is located off of Broad Street, a main artery featuring an abundance of commercial retail
establishments. A commercial concentration is located northwest of the site with retailers including the
Sumter Mall anchored by Belk and JCPenney, several fast food and fast casual restaurants, Lowe’s a

movie theater, Walmart, and a number of other retailers and commercial establishments.

Health Care

The nearest major healthcare is the Palmetto Health Tuomey, 2.5 miles southeast of the site, Per
their website: Palmetto Health Tuomey is a 301-bed, Joint Commission-accredited institution that delivers
the industry’s most advanced technological care. Tncluded in Tuomey's facilities are a 36-bed nursery, an
expanded ICU, 10 operating suites, an Qutpatient Surgery Center, an award-winning Day Surgery Unit, a
beautiful Women & Infants Pavilion and a satellite medical park. Tuomey’s local diagnostic and
treatment capabilities include a medical oncology program, Cancer Treatment Center, cardiac
catheterization and updated HiSpeed Computed Tomography. Transitional care is provided to patients via
Palmetto Health. Tuomey Home Setvices, along with a Subacute Skilled Care program. Our Birthplace is

certifiably Baby Friendly, and our Lab is considered one of the finest in the region.

Market Analyst Professionals, LLC 13 March 7, 2016
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Road or Infrastructure Improvements
Planned or underway projects within Sumter County according to the South Carolina Department

of Transportation include the following:

Sumter

Design/Development

Sumter ~ S-1501 (Orange St) Sidewalk Improvements

Sumter - US 76 BUS/ US 521 (Broad St) Safety & Resurfacing
Sumter - [-95 SB over Lynches River Bridge Rehabilitation

In Construction

Sumter - Alice Drive (Phase IIT)
Sumter - S-101 Bridge Over Turkey Creek

Market Analyst Professionals, LLC 14 March 7, 2016
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Crime
A crime index for the area is illustrated below. Total crime risk for the 29150 zip code is higher

than the state as a whole for most crime statistics. However, perception of crime is not deemed
problematic for the site relative to the most comparable projects which are located in close proximity to
the site and subject to similar dynamics. The Crime Index score represents the combined risks of crime
compared to the national average of 100. A score of 200 indicates twice the national average total crime
risk, while 50 indicates half the national risk. The different types of crime are given equal weight in this

score. Scores are based on demographic and geographic analyses of crime over seven years.

7 Sumter

Avea 28150 SC . National
Total Crime Risk 124 130 101}
Personal Crime Index

Personal Crime Risk 202 167 160
furder Risk 11& 136 . 106
Rape Risk 166 138 169
Rabber Risk 188 92 100
Sszanit Risk 226 200 Y
Property Crime Index

Property Crime Risk 142 124 100
Burglar+ Risk 1as2 137 100
Lareeny Risk C 120 2f 100
“otor Vehicle Thett Risle 118 21 100

Frurser Fowefalr cous
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Map: Local Area and Amenities

North America’  United States’ South/Carolina’  Sumter:
e N
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Map: Local Area and Amenities
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Site Photos

Looking northeast at site

Looking southwest at site
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Looking southeast at site
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Looking south from site

Looking southwest from site
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Looking northeast on Wise Drive

L.()uking southwest on Wise Drive
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Home near site
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Section 5: Market Area Delineation

The following demographic information, comparables, and demand analysis are based on the
Primary Market Area (PMA) as defined below and outlined in the following maps. The proposal is
located in Sumter, South Carolina, in Census Tract 4 of Sumter County. For comparison purposes, data
pertaining to the city of Sumter, Sumter County and the state of South Carolina where appropriate have

also been included throughout the analysis.

Census Tracts were used to define the PMA and form the boundaries of the PMA. The PMA is
defined as the entirety of the county. The farthest boundary of the PMA is approximately 28.6 miles from
the site to the eastt. From the site, the PMA extends approximately 8.3 miles to the north, 12.9 miles to

the west, 28.6 miles to the east and 13.7 miles to the south. Census Tracts defining the market area

include:
Census Tract 1, Sumter County Census Tract 13, Sumter Couoty
Census Tract 2.01, Sumter County Censns Tract 15, Sumter Couaty
Census Tract 2.02, Sumter Cowaty Ceasns Tract 16, Snmter County
Censos Tract 3, Sumter County Census Tract 17.01, Sumter County
Census Tract 4, Sumter Comnty Cenms Tract , Suter Covnty
Censas Tract 5, Sumter County Lenms Track 17.03, Sumter County
Census Tract 6, Sumter County Census Tract 17.04, Sumter County
Census Tract 7, Sumter Connty Census Tract 18.01, Sutmter County
Census Tract 8, Sumter County Censns Tract 18.02, Sumter County
Census Tract 9.01, Sumter Comngy Census Tract 1901, Somfer Couaty
Census Tract 9.02, Sumter Comnty Cenmis Tract 1902, Senter Comty
Census Tract 11, Sumter Counly

Major factors in defining the PMA were proximity to the site, socioeconomic conditions and the
low density of senior housing in the area. Census Tracts in the area share similar characteristics. The
proposal is located in Sumter, which represents the highest concentration of development in the county.
The county border is considered a boundary to farther expansion of the PMA, as well as Columbia and
Florence. Given the low density of senior housing as well as the concentration of amenities in Sumter, the

area will attract potential tenants from throughout the county.
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Map: Local Area
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Map: Primary Market Area
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Evergreen Villa, Sumter, South Carolina

Map: Primary Market Area
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Evergreen Villa, Sumter, South Carolina

Section 6: Economic Analysis

Feonomic Overview

The proposal will offer units targeted at moderate income senior households within the Sumter
area. Economic analysis is provided for the Sumter and Sumter County, which is deemed the most
important for the area’s economic viability. In addition, information for the State of South Carolina and

United States are illustrated to put these trends into greater context.

Local economics are largely driven by the national economy, particularly for larger, more urban
arcas with greater economic diversification. This is visually evident in the unemployment rate comparison
presented in the following pages (i.e., movements in the unemployment rate for the United States coincide
with state and local movements). While generally moving in tandem with national levels, the
unemployment rate in South Carolina has been higher in comparison to national levels in recent years
with a dramatic surge evident in 2008--this can be aftributed fo a continual rise in the labor force
combined with a decline in employment. In recent months the unemployment rate within the state has

stabilized or reversed owing to an increase in employment outpacing growth in the labor force.

The national economy suffered a credit crisis in 2008, which led to worsening economic
conditions including declining consumer confidence, continued pressure on an already fragile housing
sector, declining consumer spending and a dramatic decline in automotive purchases all contributing to a
worsening in economic conditions throughout the nation. While unemployment remains higher than pre-
crisis levels, unemployment rates have been declining for the past five years contributing to a more stable
economic environment. Analysis throughout this report is based on current economic conditions
remaining stable, The effects of a deceleration or stagnation in the economy generally serve to increase
demand for affordable housing among‘those experiencing wage cuts while eliminating from consideration

those who become unemployed.
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Evergreen Villa, Sumter, South Carolina

Econontic Characteristics and Trends

Sumter is located within Sumter County, with the bulk of employment concentrations within the
county located within and near Sumter. Within the PMA, 36 percent of workers find employment within a
less than 15 minute travel time, while an additional 40 percent of workers find employment within a 30

minute radius, higher than the city, which is to be anticipated.

Employee Commute Times

City of County of Siate of
Sumter PMA Sumter sC
2010 Total Werkers via Census 16,555 43,002 43,0602 1,994,198
Travel Time: < 15 Minutes 8,162 15,524 15,524 566,352
Percent of Workers 49.3% 36.1% 36.1% 28.4%
Travel Time: 15 - 29 Minutes 5,331 17,201 - 17,201 799,673
Percent of Workers 32.2% 40.0% 40.0% 40.1%
Travel Time: 30 - 44 Minutes . 1,093 5,074 5,074 392,857
Percent of Workers 6.6% 11.8% 11.8% 19.7%
Travel Time; 45 - 59 Minutes - 778 2,150 2,150 129,623
Percent of Workers 4.7% : 5.0% 5.0% 6.5%
Travel Time; 60+ Minutes 1,i92 3,053 3,053 105,692
Percent of Workers 7.2% 7.1% 7.1% 5.3%
Avg Travel Time in Minutes for Commuters 19 22 22 24

Source: Census of Population and Housing, U.S. Census Bureau; Claritas
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Fvergreen Villa, Sumter, South Carolina

Industry employment concentrations in the city, county and state are illustrated below with
national trends illustrated to put state and local trends into greater context. Locally within the city
employment is more heavily concentrated in management, business, science and the arts and service
occupations relative to the county as is typical with a more urban area. Similarly service sector

employment is higher in the city and county relative to the state as a whole.
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Evergreen Villa, Sumter, South Carolina
Industry Employment Concentrations
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Evergreen Villa, Sumter, South Carolina

The major employers within Sumter County are detailed below. Data was gathered from South
Carolina Work Force in February 2016. Top employers in the area are largely engaged in the provision of
health care but with a diverse range of other industries represented. Net job flows in 2013 and 2014 are
detailed on the following pages showing net positive job flows fourth quarter 2013 to fourth quarter 2014,
Employment within the county is concentrated in and around downtown Sumter which represents the

highest population density area in the county. Sumter is highlighted in the map on the following pages.
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Evergreen Villa, Sumter, South Carolina

Top Employers within Sumter County

Buployer Nawe city ZoCole  Fuuployeo Range
Shaw Air Force Base Shaw Afb 29152 3.000
Pilgrim's Pride Corp Sumter 29150 2,392
Tuomey Health Care Systene Sumter 29150 1,800
Becton Dickinson & Co Sumter 29153 800
Apex. Tool Group Sumter 29154 601
Eaton Corp Sumter 29154 600
Somter City Communications Sumter 29150 550
Thompson Indusidal Sve L1.C Sumter 29150 500
Walmart Supercenter Sumter 29150 465
Santee Print Works Sumter 29153 350
Sumter High School Sumter 29154 300
Harvard Textiles Inc Sumater 29153 300
Carclina Furniture Works Sumter 29150 224
Church of Jesns Christ of LDS Sumter 29150 200
Sumter Comty Health Dept Sumter 29150 200
Central Carolina Technical Clg Sumter 20150 200
Wateree River Correctional Rembert 20128 199
Interlake Mecalox Tnc Sumter 29154 198
Morris College Sumter 29150 194
Sunner Police Degt - Sumter 29150 179
Lowe's Home Improvement Sumter 29150 160
Piggly Wiggly Sumter 29150 160
Health & Environmental Control Sumter 29150 160
Puhlic Health Districts Somter 29150 160
Colonial Family Praciice Sumfer 29150 150
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Evergreen Villa, Sumier, South Carolina

Map: Employment Concentrations Subject Area
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Evergreen Villa, Sumfer, South Carolina

Labor Market Dynamics
Average New End Of Quarter Lod OQf Quarter Change in
Hires Seperations Employment Employment Employment
201501 2014 Q4 2014 (4 201334 2013 Q4 {o 2014 Q4
Spuib Carolina 262,614 30,332 1,887,944 1,837,603 50,279
Sumter, 3C 4,570 5,620 35,706 34,471 1.233

Source: QWI Reporis

Announced Employer Expansions and Closures-(Since August 2015)

Company Closures Locatien Positions Type
MWone

Company Location New Jobs 3 Investment (Millions)
Nuone

Source: South Carolina Worls-Februnry 2016

WARN Notification Report-State of South Carolina (2016)

| Company Locafioq Profected Closure!  Projected Cl“:r“m NAICS
Layoff Date Positions Affected _ Code
Layoff
Frederick J. Hanna & Greenville Hi02018 TBD Closure 331991
ADS Logistics Gaffney 241512015 105 Closmre 488510
Hosqvarma Group Orangeburg 3/6/2016 84 Lavoff 333112
CHEP Recycled Simpsonvill 1716/2016 - TBD Closure 321920
Century Aliminum Goose 33172016 250 Closure 331318
Dial America N. 171172016 150 Lavoff 561422
Dillard's Inc. Atken 3/20/2016 73 Closure 452111
Walmart Winnsboro 41572016 165 Closure 452111
Wells Fargo Fort Mill 4432016 66 Closure 52292
Honeywell Goose 3:3:2016 180 Closure 541330
CoreLogic Columbia 5162016 77 Closure 519190
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Fvergreen Villa, Sumter, South Carolina

WARN Notification Report-State of South Carolina (2013-2015)

Carolina Furniture Sumter 1/6/2014 68
Awnerican Lafirance, LI.C Moncks Comer 20452014 i
Gannett Poblishing Services Greemville 5512014 117
Champion Laboratories, Inc. (Fram) York 71872014 229
Bi-Lo Holdings Orangeburg 513172014 34

~ B5P America, Inc. Charleston 831/3014 63
Metrofina Greenhouses Pendleton 543142014 57
Amcor Rigied Plastics Biythewood 61912014 41
Josten, Inc. Lanmrens 9/30/2014 67
Pepsi Beverages Company Cohembia 5122014 104
General Dypamics Ladson 74112014 153
Caterpillar 107 Fountain 124312014 235
Caterpillar 111 Fountain 12/3172014 120
Nevamar Hampton 10/12:2014 236
Mumdy Matntenance Greenwood 10:26:2014 136
Belk Cohlmmbia 1/15/2015 92
Fanrecia Spartanborg 12452014 99
ResMed Spartanburg 6/30/2015 49
Basnk of America Columbia 1/31°2015 68
HBGM. Haile Gold Mine, Inc. Kershaw 201352015 50
CB&:I Shaw Constuctors Jenkinsville 12942015 176
Bank of America Colmmbia 113142015 68
Tyonek Services Giroup Beanfort 33172015 11
Mili#cen £ Company Jadson 41122015 199
CRE&I Shaw Constructors Jealanswille 15292015 i76
Bank of Amesica Colmnbia 42035 68
Tyonelk Services Gronp Beaufort 42004 11
Milfilcen 8 Company Jedson 42106 199
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Evergreen Villa, Sumter, South Carolina

Graph: Unemployment Rate Comparison
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FEvergreen Villa, Sumter, South Carolina

Section 7: Demographic Trends and Characteristics

Demographic Overview

Between 2000 and 2010, population increased at a mild rate within the PMA, lagging the state as a
whole. Nielsen forecasts a continuation of mild growth in the PMA through 2020.
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Evergreen Villa, Sumter, South Carolina

Population Characteristics and Trends

Population information for the PMA/Sumter County and the city of Sumter is illustrated below. In
addition, information for the state of South Carolina is provided to put demographic trends in greater
context. Population increased at the fastest rate in the PMA among all submarkets but lagging the rate of
the state as a whole between 2000 and 2010. Population decreased in the city over this period. Nielsen
forecasts a continuation of these growth trends within the PMA, but with a reversal of the population

contraction observed in the city over the previous decade.
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Evergreen Villa, Sumter, South Carolina

Population Trends and Forecast

City of County of State of
Sumter PMA Sumter 8C
2000 Population 42,597 104,645 104,645 4,011,983
2010 Population 40,524 107,456 107,456 4,625,364
Percent Change (2000 to 2010) -4.9% 2.7% 2.1% 15.3%
Tatal Change (2000 to 2010) -2,073 2,811 2,811 613,381
Annual Change (2000 to 2010) -207 281 281 61,338
Annualized Change (2000 to 2010) -0.5% 0.3% 0.3% 1.4%
2015 Population Estimate 41,584 109,118 109,118 4,857,713
Percent Change (2010 to 2015) 2.6% 1.5% 1.5% 5.0%
Tatal Change (2010 to 2015) 1,060 1,662 1,662 232,349
Annual Change (2010 to 2015) 212 332 332 46,470
Annualized Change (2010 to 2015) 0.5% 0.3% 0.3% 1.0%
2018 Population Forecast 42,219 110,114 110,114 4,997,122
Percent Change (2010 to 2018) 4.2% 2.5% 2.5% 8.0%
Taotal Change (2010 to 2018) 1,695 2,658 2,658 371,758
Annual Change (2010 10 2018) 212 332 332 46,470
Annualized Change (2010 to 2018) 0.5% 0.3% 0.3% 1.0%
2020 Population Forecast 42,643 110,779 110,779 5,090,061
Percent Change (2010 to 2020) 5.2% 3.1% 3.1% 10.0%
Total Change (2010 to 2020) 2,119 3,323 3,323 464,697
Annual Change (2010 to 2020) 212 332 332 46,470
0.5% 0.3% 0.3% 1.0%

Annualized Change (2010 to 2020)

Source: Census of Population and Housing, U.S. Census Bureau; Claritas
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Evergreen Villa, Sumter, South Carolina

All three submarkets share similar age distribution characteristics with the majority of the
population concentrated in the 44 and under age cohorts. The aging of the Baby Boom generation has and
will continue to shift the national age distribution toward the 45 and over population segments. This
national trend is evident within all markets here as well with the majority of growth between 2000 and
2010 concentrated in the 25 and over age segments and a forecasted shift to the upper age segments

through 2020.
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Evergreen Villa, Sumter, South Carolina

Population by Age Group
City of County of Statc of
Sumter PMA Sumfcr 8C
Age 24 and Under - 2000 16,948 40,438 40,438 1,417,517
Percent of total 2000 population 39.8% 38.6% 38.6% 35.3%
Age Between 25 and 44 - 2000 12,001 30,761 30,761 1,186,002
Percent of total 2000 population 28.2% 29.4% 29.4% 29.6% ;
Age Between 45 and 64 - 2000 8,057 21,694 21,694 923,249 J
Percent of total 2000 population 18.9% 20.7% 20.7% 23.0% :
Age 65 and Over - 2000 - ‘ 5,591 11,752 11,752 485,215
Percent of total 2000 population 13.1% 11.2% 11.2% 12.1%
Age 24 and Under - 2010 15,821 39,014 39,010 1,556,919
Percent of total 2010 population 39.0% 36.3% 36.3% 33.7%
Percent change (2000 to 2010) -6.6% ~3.5% -3.5% 9.8%
Age Between 25 and 44 - 2010 10,128 27,194 27,194 1,193,348
Percent of total 2010 population 25.0% 25.3% 25.3% 25.8%
Percent change (2000 to 2010) -15.6% -11.6% -11.6% 0.6%
Age Between 45 and 64 - 2010 8,930 27,331 27,331 1,243,223
Percent of total 2010 population 22.0% 25.4% 25.4% 26.9%
Percent change (2000 to 2010) 10.8% 26.0% 26.0% 34.7%
Age 65 and Over - 2010 5,645 13,921 13,921 631,874
Percent of total 2010 population 13.9% 13.0% 13.0% 13.7%
Percent change (2000 to 2010) 1.0% 18.5% 18.5% 30.2% |
|
Age 24 and Under - 2020 15,636 38,691 38,691 1,626,853
Percent of total 2020 population 36.7% 34.9% 34.9% 32.0%
Percent change (2010 to 2020) -1.2% -0.8% -0.8% 4.5%
Age Between 25 and 44 - 2020 10,797 23,08% 28,089 1,257,391
Percent of total 2020 population 25.3% 25.4% 25.4% 24. 7%
Percent change (2010 to 2020) 6.6% 3.3% 3.3% 5.4%
Age Between 45 and 64 - 2020 9,003 26,066 26,066 1,287,037
Percent of total 2020 pepulation 21.1% 23.5% 23.5% 25.3%
Percent change (2010 to 2020) +.8% -4.6% -4.6% 3.5%
|
Age 65 and Over - 2020 7,207 17,933 17,933 918,780 |
Percent of total 2020 population : 16.9% 16.2% 16.2% 18.1%
Percent change (2010 to 2020) ' 27.7% 28.8% 28.8% 45.4% o

Sowrce: Census of Population and Housing, U.S. Census Bureau; Claritas |
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Evergreen Villa, Sumter, South Carolina

Senior Population Trends

The proposal will target older persons (age 55 and older). Senior population trends are examined

in greater detail below. The senior population expanded within all submarkets between 2000 and 2010

with the highest growth within the PMA among all submarkets. The PMA has a slightly lower

concentration of seniors relative to the state. Going forward, Nielsen forecasts continued growth in seniors

within all areas, increasing the concentration of seniors in all areas through 2020.

Senior Population Trends and Forecast 55+

City of County of State of
Sumter PAIA Sumter sC
2000 Senior Population 55+ 8,824 20,453 20,453 858,158
Percent of Total Population i A 195% 19.5% 21.4%
2010 Senior Population S5+ 5,736 26,064 26,004 1215669
Peteent of Total Population M0% 243% M3% 263%
Pereent Change (2000 to 2010) 133% 274% 27 4% 41 B4
Total Change (2000 fo 2610} 912 36l 5,611 357511
Anrneal Change (2000 to 2010) a1 561 561 35,951
Annmalized Change (2000 to 2010) 14% 25% 25% 35%
2015 Senior Population 55+ Fstimate 140,783 28,767 28,767 1357450
Percent of Totsl Population 239% 264% 264% 288%
Pereent Changs (2054 to 2015} 18% 4% 104% 15.0%

- Total Change (2018 fo 2083) 1052 276 2703 181.781
Aamel Change (2310 to 2615) 210 541 i 36336
Aemulized Change (302 fo 2015} 21% 20% 200% 28%

M8 Senior Population 55+ Forecast 11418 3,388 30388 1508.51%
Pemeant of Toksl Populstion 2T8% 21 6% 27 6% 3%
Percent Chisnge (210 to 20183 173% 166% 16.6% 5%
Total Change (2016 to 2018) 1,682 434 434 200 850
sl Clienge (2010 to 2018} 210 4 54t 36356
Anrslized Change (2010 to 2018} 20% 18% 19% A%

2020 Senior Pepulation 55+ Forecast 11,535 I A 3 ALY 157231
Pervent of Totsl Populatton 278% 28.48% 284% 318%
Percent Clangs 2010 to 2026} N8% W% 7% 255%
Total Change (2610 ro 20203 2,103 3805 3405 363,562
Aanzal Cheange (2010 to 2028} AL 34t 34 36356
Annatized Clangs (201G to 220) 200 1%% 15% L%

Sowres; Cancus of Pepulation and Heusing, TS, Censis Bureay; Clariias
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Senior Population Trends and Forecast 65+

City of County of State of
Sumter PMA Sumter SC
2000 Senior Population 65+ 5,591 1L,752 1L,752 485,215
Percent of Tokal Population 13.1% 112% 112% 12.1%
2010 Senior Population 65+ 5,645 13,921 13,921 631,874
Percent of Total Population 139% 13.0% 13.0% 13.7%
Percent Changs (2000 to 2010) : 10% 18.5% 185% 30.2%
Total Change (2000 to 2010) 54 2,169 2,169 146,659
Axnual Change (2000 to 2010) 5 217 217 14.666
Annuatized Change (2000 to 2010) 0.1% 17% 1.7% 2%
2015 Senior Population 65+ Estimate 6,426 15,927 15927 7153327
Percent of Total Population 15.5% 14.6% 14.6% 16.0%%
Percent Change (2010 to 2013) 13.8% 14.4% 14.4% N7
Total Chauge (2010 to 2013) 781 2006 - 2,006 143 453
Axumal Change (2010 to 2015) 156 401 401 28691
Annmalized Chiange (2010 to 2015) 2.6% 20% 27% 4%
2018 Senior Population 65+ Forecast 6,895 17,131 17,131 861,390
Parcent of Total Population 16.3% 15.6% 15.6% 172%
Percent Change (2010 to 2018) 2.1% 231% 23.1% 36.3%
Total Change (2010 to 2018) 1,250 3210 3210 220523
Annal Clange (2010 to 2018) 156 401 401 28.691
Annalized Change (2010 £o 2018) 25% 26% 2.6% 39%
2020 Senior Population 65+ Forecast 207 17,933 17,933 018,780
Percent of Total Populstion 16.9% 162% 162% 18.1%%
Perceut Changs (2010 to 2020) 27T 28.8% 28.8%% $B4%
Total Clungs (2010 to 2000) 1562 4,012 4012 286,906
Al Change (2010 ko 2020) 156 401 401 28.601
Anmmalized Change (2010 o 2020) 25% 2.6% 26% 38%

Source: Conzuz gf Populaiion and Housing, I'E. Cowus Bureaw; Cloritas
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Household Characteristics and Trends

Household growth trends follow similar patterns to those observed in the overall population within
all areas. Between 2000 and 2010, housecholds increased in the PMA at a modest rate lagging the state,
while declining in the city over this period. Nielsen forecasts households to continue growing through
2020 within the PMA, and with the reversal of contraction of the previous decade within the city, but

growth in both areas lagging the state.

Household Trends and ¥orecast

City of County of State of
Sumter PMA Sumter SC
2000 Houschold 15,723 37,732 37,732 1,533,839
2010 Household 15,633 40,398 40,398 1,801,181
Percent Change (2000 to 2010) -0.6% 7.1% 7.1% 17.4%
Total Change (2060 to 2010) -90 2,666 2,666 267,342
Annual Change (2000 to 2010) -9 267 267 26,734
Annualized Change {2000 to 2010) -0.1% 0.7% 0.7% 1.6%
2015 Household Estimate 16,280 41,346 41,346 1,901,922
Percent Change (2010 to 20135) 1.1% 2.3% 2.3% 5.6%
Total Change (2010 to 2015) 647 948 948 100,741
Annual Change (2010 to 2015) 129 190 190 20,148
Annualized Change (2010 to 2015) ' 0.8% 0.5% 0.5% 1.1%
2018 Household Forecast 16,668 41,914 41,914 1,962,367
Percent Change {2010 to 2018) 6.6% 3.8% 3.8% 8.9%
Total Change (2010 to 2.018) 1,035 1,516 1,516 161,186
Annual Change (2010 to 2018) 129 190 190 20,148
Annualized Change (2016 to 2018) ' 0.8% 0.5% 0.5% 1.1%
2620 Household Forecast 16,927 42,293 42,293 2,002,663
Percent Change (2010 to 2020) 8.3% 4.7% 4.7% 11.2%
Total Change (2010 to 2020) 1,294 1,895 1,895 201,482
Annual Change (2010 to 2020) 129 190 130 20,148
Annualized Change (2010 to 2020) 0.8% 0.5% 0.5% 1.1%

Source: Census of Population and Housing, U.S. Census Bureau; Claritas
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Average household size can reflect economic conditions (with household size increasing during
periods of recession) or indicative of the construction of larger units within the area. Consistent with
national trends, average household size decreased within all areas between 2000 and 2010. Nielsen

projections indicate a decline in average household size within all areas through 2020.

Average Household Size and Group Quarters

City of County of State of
Sumter PAA Sumter sC
2000 Aserage Household Size ‘ 258 268 268 253
2010 Average Household Size 248 258 259 240
Perent Change Q000 to 2014) -4.1% 34% 3458% -1.5%
2015 Average Household Size Estimate 24 257 257 248
Pervent Change (20189 to 2015) -16% D% 09% 4%
218 Average Household Size Forecast 142 2.55 255 248
Percent Change (2010 to 2028} 25% -15% -1.5% .6%
2020 Average Houschold Size Forecast 240 154 2.54 247
Petreut Change (2010 to 2020} 3.1% -1.8% -1.8% £.8%
2008 Group Quarters 1388 3446 3446 135431
2018 Group Quarters 1,750 LT LT 39,154
Percent Change (2000 to 20103 ~108% -195% -19.5% 3i%
2015 Group Quarters Fstimate i 2,966 23965 139411
Perpent Chauge 2010 to 2015) 55% 5% £5% 2%
2018 Group Quarters Forecast 1.7 3881 3481 139,585
Perovut Changs (2010 to 2018) B.8% 1.1% 111% 0.3%
2020 Group Quarters Forecast Lo3s _ 3158 1i=8 139,668
Percent Clangs (2020 to 20240} 109% 13.8% 138% §4%

Soerea: Corses of Popuftion awd Housing, IS, Cenus Buremy; Clavitos
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Renter penetration rates increased within the PMA between 2000 and 2010 consistent with the
financial crisis of 2008 and lasting impacts on home ownership. The increase is consistent with an overall
increase in the state as a whole. Renter penetration is the highest within the city at 46.7 percent, to some
extent indicative of the lower rental housing available outside the city and immediate area. Nielsen
forecasts an increasing renter penetration rate in the PMA through 2020, which contributes to an increase

in the number of renter households over this period.

Renter Households
City of County of State of
Sumter PMA Sumter sC
2000 Renter Households 6,813 11,513 11,513 426,215
Percent of Total Hils 43.3% 30.5% 30.5% 27.8%
2010 Renter Households 7,297 13,384 13,384 552,376
Percent of Total HHs 46.7% 33.1% 33.1% 30.7%
Percent Change (2000 to 2010) 7.1% 16.3% 16.3% 29.6%
Total Change (2000 to 2010) 434 1,871 1,871 126,161
Annual Change (2000 to 2010) 48 187 187 12,616
Annualized Change (2000 to 2010) L 0.7% 1.5% 1.5% 2.6%
2015 Renter Households Estimate 7,475 13,765 13,765 582,686
Percent of Total HHs 45.9% 33.3% 33.3% 30.6%
Percent Change (2010 10 2015) 2.4% 2.8% 2.8% 55%
Total Change (2010 to 2013) 178 381 381 30,310
Annual Change (2010 to 2015) 36 76 76 6,062
Annualized Change {2010 to 2015) 0.5% 0.6% 0.6% 1.1%

. 2018 Renter Households Forecast 7,581 13,994 13,994 600,872
Percent of Totai HHs 45.5% 33.4% 33.4% 30.6%
Percent Change (2010 1o 2018) 3.9% 4.6% 4.6% 8.8%
Total Change (2010 to 2018) 284 610 610 48,496
Annual Change (2010 to 2018) 36 76 76 6,062
Annualized Change (2010 to 2018) 0.5% 0.6% 0.6% 1.1%

2020 Renter Households Forecast 7,652 14,146 14,146 612,996
Percent of Total HHs 45.2% 33.4% 33.4% 30.0%
Percent Change (2010 io 2020) 4.9% 5.7% 5.71% 11.0%
Total Change (2010 to 2020) 355 762 762 60,620
Annual Change (2010 to 2020) 36 76 76 6,062
Annualized Change (2010 to 2020) 0.5% 0.6% 0.6% 1.0%

Source: Census of Pepulation and Housing, U.S. Census Bureaw,; Claritas
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All submarkets have similar renter persons per household distribution, with the highest
concentration in one- to three-person households, but with skewing to larger unit sizes in the PMA

relative to the city. The subject will offer two-bedroom units targeting local seniors.

Market Analyst Professionals, LLC 49 March 7, 2016
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Households by Tenure by Number of Persons in Household

City of County of State of
Sumter PMA Sumter SC
Total 2010 Owner Occupied HUs 8,336 27,014 27,014 1,248,805
1-person HH 2,129 6,197 6,197 289,689
2-person HH 2,953 9,576 9,576 477,169
3-person HH 1,407 4,914 4,914 210,222
4-person HH ‘ 1078 3,700 3,700 164,774
S-person HEH 472 1,613 1,613 69,110
6-person HH 186 608 608 24,016
7-person or more HH 111 406 406 13,825
Imputed Avg. Owner HH Size* 2.5 2.6 2.6 25
Total 2010 Renter Occupied HUs 7,297 13,384 13,384 552,376
1-person HH 2,707 4,245 4,245 188,205 ‘
2-person IH 1,755 3,268 3,268 146,250
3-person HH 1,173 2,411 2,411 93,876 |
4-person HH 874 1,796 1,796 67,129 ‘
S-person HH 461 923 923 33,504 !
6-person HH 175 426 426 13,817
7-person or mare HH 152 315 315 9,195
Imputed Avg. Renter HI Size* 2.4 2.6 2.6 24
Percent 2010 Owner Gcecupied HUs 8,336 27,014 27,014 1,248,805
1-person HH 25.5% 22.9% 22.9% 23.2%
2-person HH 35.4% 35.4% 35.4% 38.2%
3-person HH - 16.9% 18.2% 18.2% 16.8%
4~person HH 12.9% 13.7% 13.7% 13.2%
5-person HH 5.7% 6.0% 6.0% 5.5%
G-person HH 2.2% 2.3% 2.3% 1.9%
7-person or more HH 1.3% 1.5% 1.5% 1.1% :
Percent 2010 Renter Occupied HUs 7297 13,384 13,384 552,376 :
1-person HH 37.1% 31.7% 31.7% 34.1%
2-person HEL 24.1% 24.4% 24,4% 26.5%
3-person HH 16.1% 18.0% 18.0% 17.0%
4-person HH 12.0% 13.4% 13.4% 12.2%
S-person HH 6.3% 6.9% 6.9% 6.1%
6-person HH 2.4% 3.2% 3.2% 2.5%
7-person or more HH 2.1% 2.4% 2.4% 1.7%

Source: Census of Population and Housing, U.S. Census Bureau; Claritas
* MAP estimated based or 7 persons per 7 or more HH size
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Tenure by Age by Household

City of County of State of
Sumter PMA Sumter SC
Total 2010 Owner Occupied HUs 8,336 27,014 27,014 1,248,805
15 to 24 years 112 414 414 17,132
25 10 34 years 928 2,916 2,916 127,978
35 to 44 years 1,268 4,270 4,270 208,648
45 to 54 years 1,686 6,153 6,153 271,475
35 to 64 years 1,697 5,758 5,758 277,350
Total Non-senior {64 years and under) 5,691 19,511 19,511 902,783
65 years and over 2,645 7,503 7,503 346,022
Total 2010 Renter Oecupied HUs 7,297 13,384 13,384 552,376
15 to 24 years 1,039 1,678 1,678 71,339
25 to 34 years 1,894 3,515 3,515 139,948
35 to 44 years 1,238 2,556 2,556 107,375
45 to 54 years 1,064 2,237 2,237 96,611
55 to 64 years 847 1,539 1,539 67,712
Total Non-senior (64 years and under) 6,082 11,525 11,525 482,985
05 years and over 1,215 1,859 1,859 69,391
Pereent 2010 Owner Occupied HUs 8,336 27,014 27,014 1,248,805
15 to 24 years 1.3% 1.5% 1.5% 1.4%
25 to 34 years 11.1% 10.8% 10.8% 14.2%
35 to 44 years 15.2% 15.8% 15.8% 16.7%
45 to 54 years 20.2% 223% 22.8% 21.7%
55 to 64 years 20.4% 21L.3% 21.3% 22.2%
Total Non-senior (G4 years and under) 68.3% 72.2% 72.2% 72.3%
65 years and over 31.7% 27.8% 27.8% 27.7%
Percent 2010 Renter Occupied HUs 1,297 13,384 13,384 552,376
15 to 24 years 14.2% 12.5% 12.5% 12.9%
25 to 34 years 26.0% 26.3% 26.3% 25.3%
35 to 44 years 17.0% 19.1% 19.1% 19.4%
45 to 54 years 14.6% 16.7% 16.7% 17.5%
55 to 64 years 11.6% 11.5% 11.5% 12.3%
Total Non-senior (64 years and under) 83.3% 86.1% 86.1% 87.4%
65 years and over 16.7% 13.9% 13.9% 12.6%

Source: Census of Population and Housing, U.S. Census Bureau; Claritas
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Renter households by number of persons in the household

City of County of
Sumter FAIA Sunster
Total Renter Oocupied Hus 2010 6,813 11513 11.513
1-pereon HEE 2527 3,652 34652
2-pemen HE 1439 2811 2811
3-pemon HE 1,085 2074 2074
4-pemon HE 316 1545 1545
3-pemon or more FH 303 637 637
3-pemon HE 163 366 366
G-perzon HH 142 paj 27
T-perzon or wmore HEE 0 ¢ G
Total Renter Occupied Hus 2015 7475 13,765 12,765
i-persen HE 2,773 4,366 4,366
2-petson HH 1,798 3301 3,381
3-person HH i@ 2430 2,480
£.person HE 505 1.847 1,847
S-person or mote HEE 335 62 2
S-person HH 179 438 438
G-person HH 156 324 324
T-persen er more FIEL 0 ¢ L
Total Renter Ocrupied Hus 2018 7581 13994 13,994
1-pemon HE 2812 4438 4,438
2-person FH 1,823 3427 3ALT
3-permon FEL 1219 251 2521
4-peson HH 908 1878 1878
5-prazan of miare HE : 340 T T3
3-peson HE 182 M5 445
&-persan HE 138 30 39
F-persaa of mors BEL & 1] ]

Sorerce: Census of Population and Howsing, U8 Cercus Barean; WAP
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Senior Household Trends

Senior household growth trends follow similar patterns to those observed in the overall senior
population. In particular, senior households increased in all markets between 2000 and 2010. The
concentration of seniors is highest within PMA among all submarkets. Nielsen forecasts senior
households to increase at a faster pace than the overall population, increasing the concentration of senior
households within the area through 2020. This results in continual moderate growth through 2020 in
senior households in the PMA.

Senior Household Trends and Forecast 55+

City of County of State of
Sumter PMA Sumiter sC
2000 Senior Households 55+ 5201 12,097 12097 508,050
Percent of Total Honseholds 33.1% 32.1% 32.1% 331%
2010 Senior Households 35+ 6,404 16,659 16,659 760,675
Percent of Total Households 41.0% 412% 41 2% 422%
Percent Change (2000 fo 2010) 23.1% 310% 31T A87%
Total Change (2000 to 2010) 1203 4562 4,562 232,625
Asmsl Change (2000 to 2010) 120 436 436 25,263
Antmalized Change (2000 to 2010} 21% 33% 3.3% 41%
2015 Senior Households 55+ Estimate 7,145 18344 18,344 867,799
Percent of Total Honzeholds 439% 44 4% 44.4% 43.6%
Percent Change (2010 fo 2015) 116% 101% 10.1% 14.1%
Totsl Change (2010 to 2015) 741 1685 1,685 107,124
Savresl Change (2000 fo 2015) 148 337 337 21,425
Sumalized Change Q010 to 2015) 22% 19% 19% 2T
2018 Senior Households 55+ Forecast 7589 19,355 19,355 932073
Percent of Total Househalds 435% 462% 462% 47 5%
Percent Change (2010 to 2018) 185% 162% 16:2% 25%
Tatal Chenge (2010 o 2018) 1185 2656 2506 171,398
Aavmral Changs (2010 o 2018) 148 337 337 20425
Avumalized Change Q010 to 2018) 21% 15% 1%3% 26%
2020 Senior Households 55+ Forecast 7,885 2029 20,029 W74,922
Percent of Tokzl Households A6.6% 474% 47 4% 48 T
Percent Chauges (2010 fo 2020) 231% 202% 202% 282%
Tetzl Change (2010 o 2020) 1481 3370 3370 204247
Al Changs (2010 to 2030) 143 337 337 21,425
Anmalized Change (2010 ko 2020) 21% 19% 19% 25%

Source: Cenzus of Population and Howsing, U'S. Census Buremy; Cloriias
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Senior Household Trends and Forecast 65+

City of County of State of
Sumter PMA Sumter sC
2000 Senior Households 65+ 3238 6,872 6872 2BS3TH
Percent of Total Households 20.6% 182% 18.2% 18.46%
2010 Senior Households 65+ 3,860 9,362 9362 415413
Percent of Total Households W% 23.2% 32% 231%
Percent Changs (2000 to 2010) 19.2% 362% 362% 43.6%
Total Change (2000 to 2010) 622 2,450 2490 130,037
Asal Chiange (2000 to 2010) 62 249 249 13,004
Annualized Change (2000 to 2010) 18% 3.1% 31% 38%
2015 Senior Households 65+ Estimate 4,420 10,668 10,668 503,500
Percent of Total Houzeholds 272% 25 8% 23.8% 2.5%
Percent Change (2010 to 2015) 14.7% 13.9% 13975 2%
Total Change (2010 to 2015) 569 1306 1306 88,087
Asntal Change (2010 to 2015) 114 261 261 17617
Annalized Change (2010 to 2015) 28% 26% 248% 39%
2018 Senior Houselolds 65+ Forecast 4,770 11451 11451 556351 -
Percent of Total Honzsholds 28.6% 273% 273% 284%
Percent Change (2010 to 2018) 236% 13% 223% 339%
Total Change (2010 to 2018) 9210 2089 2,089 140938
- Amal Change (2010 £o 2018) 114 261 261 17617
Aswmualized Change (2010 to 2018) 27 25% 25% 3T
2020 Senior Households 65+ Forecast 4,997 11973 11.973 591586
Percent of Totsl Honzeholds 295% 283% 283% 205%
Percent Change (2010 to 2020) 295% 2T9% 275 42 4%
Totzl Change (2010 to 2000) 1,137 2611 2611 178173
Anamal Change (2010 fo 2020) 114 261 261 17617
Avmalized Changs (2010 to 2020) 26% 25% 25% 348%

Source: Cenrus of Population and Housing, 178, Cenmus Bureay; Clarias
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Senior Renter Household Trends

Senior renter penetration follows a similar pattern to overall renter penetration with the highest
rate in the city. Senior renter household growth is forecasted to slightly exceed the overall senior market
within the PMA, increasing the concentration of senior renter households through 2020 and leading to

relatively robust growth in senior renters in the PMA through 2020.

Senior Renter Household Trends and Forecast 55+

City of County of State of
Sumter PMA Suniter SC
2010 Senior RHH 55+ 2,062 3,398 3,308 137,103
Percent of Senior Households 35+ 32.2% 20.4% 20.4% 18.0%
2015 Senior RHH 55+ Estimate 2,239 3,800 3,800 158,502
Percent of Senior Househaolds 55+ 31.3% 20.7% 20.7% 18.3%
Percent Change (2010 to 2015) 8.6% 11.8% 11.8% 15.6%
Total Change (2010 to 2015) 177 402 402 21,399
Annual Change (2010 to 2015) ' a5 80 80 4,280
Annualized Change (2010 to 2015) 1.7% 2.3% 2.3% 2.9%
2018 Senior RHH 55+ Forecast 2,344 4,040 4,040 171,341
Percent of Senior Households 55+ 30.9% 20.9% 20.9% 18.4%
Percent Change (2010 to 2018) 13.7% 18.9% 18.9% 25.0%
Total Change (2010 to 2018) 282 642 642 34,238
Annual Change (2010 to 2018) 35 80 80 4,280
Annualized Change (2010 to 2018) 1.6% 2.2% 2.2% 2.8%
2020 Senior RHH 55+ Forccast 2415 4,201 4,201 179,901
Percent of Senior Households 55+ 30.6% 21.0% 21.0% 18.5%
Percent Change (2010 to 2020) 17.1% 23.6% 23.6% 31.2%
Total Change (2010 to 2020} 353 803 803 42,798
Axnual Change (2010 to 2020) 15 80 80 4,280
Annualized Change (2010 to 2020) 1.6% 2.1% 2.1% 2.8%

Source: Census of Population and Housing, U.S. Census Bureaw; Claritas
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Senior Renter Household Trends and Forecast 65+

City of County of State of
Sumter PMA Sumter SC
2010 Senior RHI 65+ 1,215 _ 1,859 1,859 69,391
Percent of Senior Households 65+ 31.5% 19.9% 19.9% 16.7%
2015 Senior RHH 65+ Estimate 1,365 2,171 2,11 85,568
Percent of Senior Households 65+ 30.8% 20.4% 20.4% 17.0%
Percent Change (2010 to 2015) 12.3% 16.8% 16.8% 23.3%
Total Change (2010 to 2015) 150 312 312 16,177
Annual Change (2010 to 2015) 10 62 62 3,235
Annualized Change (2010 to 2015) 2.3% 32% 3.2% 4.3%
2018 Senior RHH 65+ Forecast 1,454 2,358 2,358 95,273
Percent of Senior Households 65+ 30.5% 20.6% 20.6% 17.1%
Percent Change (2010 to 2018} 19.7% 26.9% 26.9% 37.3%
Total Change (2010 to 2018) 239 499 499 25,882
Annual Change (2010 to 2018) 30 62 62 3,235
Annualized Change (2010 to 2018} 2.3% 3.0% 3.0% - 4.0%
2020 Senior RHH 65+ Foreeast 1,514 2,483 2,483 101,744
Percent of Senior Households 65+ 30.3% 20.7% 20.7% 17.2%
Percent Change (2010 1o 2020) 24.6% 33.6% 33.6% 46.6%
Tatal Change (2010 to 2020} 299 624 ) 624 32,353
Annual Change (2010 to 2020) 30 62 62 3,235
Anmnalized Change (2010 to 2020) 2.2% 2.9% 2.9% 3.9%

Source: Census of Population and Housing, U.S. Census Bureaw; Claritas
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Household Income

Median household income within all areas increased at a tepid annual rate between 1999 and 2009,
increasing below the rate of inflation, suggesting of a loss of purchasing power. Income levels within the
city are lowest among the submarkets. Nielsen forecasts continual tepid growth for all areas through

2020, with income expected to increase at a 1.3 percent annual rate within the PMA over this period.

Median Household Income

City of County of State of
Sumter PMA Sumter SC
1999 Median Household Income - $32,570 $33,681 $33,681 $37,510
2009 Median Houschold Income $39,429 $41,366 $41,366 $44,779
Percent Change (1999 to 2009) : 21.1% 22.8% 22.8% 19.4%
Annualized Change (1999 to 2009) 1.9% 2.1% 2.1% 1.8%
2015 Median Household Income Estimate 543,233 $44,839 $44,839 346,182
Percent Change (2009 to 2015) 9.6% 8.4% 8.4% 3.1%
Annualized Change (2009 to 2013) 1.5% 1.4% 1.4% 0.5%
2020 Median Household Income Forecast $46,403 $47,733 $471,733 $47,352
Percent Change (2009 to 2020) 17.7% 15.4% 15.4% 5.7%
Annualized Change (2009 to 2020) 1.5% 1.3% 1.3% 0.5%

Source: Census of Population and Housing, U.S. Census Bureau; Claritas
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The subject will offer two-bedroom units targeted at local seniors. The table below presents
household income by tenure for senior (ages 55 and over) households. Senior housing by income tenure is
not available for the PMA. As a result, estimates below are based on extrapolations considering household
income distribution by age, household growth, inflation rates and tenure. In particular, household income
distribution based on 2010 HUD tabulations and 2010 Census data is applied to forecasted households for
2018 and 2020. Additionally, these income distributions are inflated to current year dollars based on the

Consumer Price Index.
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Household Income Distribution by Tenure PMA

Total Owner Renter
Households Households Households
Less than $10,399 4,022 1,421 2,601
Percent of 2018 Households 9.6% 5.1% . 18.6%
$10,899-516,349 2,451 1,157 1,295
Percent of 2018 Households 5.8% 42% 9.3%
$16,349-321,799 2,601 1,549 1,052
Percent of 2018 Housecholds 6.2% 5.6% 7.5%
$21,799-527,249 2,807 1,717 1,091
Percent of 2018 Households . 6.7% 6.2% 7.8%
$27,249-538,149 5,563 3410 2,154
Percent of 2018 Households 13.3% 12.2% 15.4%
$38,149.354,499 7,228 4,474 2,754
Percent of 2018 Houscholds 17.2% 16.0% 19.7%
$54,499-381,749 7,952 5,984 1,968
Percent of 2018 Househobds 19.0% 21.4% 14.1%
$81,750 or More 9,290 8,209 1,680
Percent of 2018 Households 22.2% 29.3% 7.7%

Source: Censuis of Population and Housing, U.S. Census Bureau; Bureay of Labor and Statistics
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Senior Household (55+) Income Distribution by Tenure PMA

Total Senior Senior Owner  Senior Renter

Households Households Households
Less than $10,899 1,622 835 767
Percent of 2018 Houselwolds 8.4% 5.2% 19.0%
$10,899-516,349 2,133 1,366 767
Percent of 2018 SR Households 11.0% 8.7% 19.0%
$16,349-$21,799 1,876 1,441 : 436
Percent of 2018 SR Households 9.7% 9.4% 10.8%
§21,799-827,249 1,872 1,470 402
Percent of 2018 SR Households 9.7% 9.6% 9.9%
$27,249-538,149 2,621 2,110 511
Percent of 2018 SR Househelds 13.5% 13.8% 12.7%
$38,149-854,499 2,206 1,794 412
Percent of 2018 SR Households 1i.4% [1.7% 10.2%
$54,499-581,749 3,581 3,107 475
Percent of 2018 SR Households [8.5% 20.5% 11.7%
$81,750 or More 3,443 3,173 270
Percent of 2018 SR Households 17.8% 21.1% 0. 7%

Source: Census of Popwlation and Housing, U.S. Census Bureau; Burean of Labor and Statistics, MAP
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Section 8: Demand Analysis

Utilizing methodology provided by SCSHFDA, demand estimates for the proposal are outlined in
the following pages based on qualified income ranges for the proposal. Income ranges are based on an
affordability ratio of 35 and 40 percent of income to gross rent for family and senior projects respectively,
and maximum LIHTC rents and income [imits for Sumter County. Based on South Carolina requirements,
demand estimates are measured from two key sources: new renter household growth and demand from
existing households and elderly owner households converting to rentership for senior projects. Demand
from this source is capped at 20 percent of total demand and MAP has utilized a 2.0 percent movership
rate (historically utilized in South Carolina) for senior owners converting to renters. The resulting

calculations are illustrated in the following tables and discussed below.

Demand by bedroom is derived from the individual income ranges by bedroom by income
targeting. Specifically, the income range is based on beginning gross rents by bedroom size and maximum

income by income target.

Capture Rates

From the LIHTC demand calculations, capture rates provide an indication of the percentage of
annual income-qualified demand necessary for the subject property. Lower capture rates indicate

generally deeper markets, thus reducing risk and hastening potential absorption periods.

A capture rate of 22.9 percent for the total LIHTC units was determined based on the demand
calculations outlined in the following pages (including renter household growth, substandard units and
overburdened rental housing potential). The capture rate is within the threshold rate of 30 percent. The
capture rates for the proposal should be considered to provide further evidence of potential demand for the

subject.
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Absorption Rate

No projects included in the survey were able to cite absorption information. MAP has utilized
movership ratios from the American Housing Survey as well as estimated “capture” rates among these
income eligible households to estimate absorption. Based on the limited number of senior rental projects
in the area, the quality of unit offered and the competitive rents at the subject, the proposal can expect to
capture a large percentage of cligible movers. Based on these estimates MAP projects an absorption

period of ] months.
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Demand Estimates

e T T R 'Intal
Minimum Income (based om lowest rent) $16350 | $19520 | $146350
Maxitaum Income (based on LIHTC County Limiis) $16.400 | $23280 | 523280
2000 Households 16650 | 16659 | 16659
2000 Renter Households S 3R 338 3398
2015 Households 5+ 18344 | 1B344 E8A44
2015 Renter Honseholds 55+ 3,500 3800 | 3,800
2018 Households 55+ 19355 | 19355 | 19,355
2018 Renter Houscholds 5+ 4040 4040 £,040
DEMAND FROM NEW HOUSEHOLD GROWTIE o N
RmterHousehold Growth 2015 to 2018 . - Ml Py oou
Percent Income Qualified Renter Honseholds 6.9% T | 135
Demand From New Households 15 )
DEMAND FROM EXISTING HOUSEHOLDS
Percent of Renters i in Substandard Houstog 51% 31% 5 l%
Percent Income Qualified Rentes Households 6% | 6% | 135%
. Demznd From Substandard Renter Housshalds 12 i3 26
Percent of Reniters Rent-Overburdened W% | /% | 2201%
Percent Income Qualified Renter Honseholds 6.0% T0% 13.‘5%
Demand From Dverbuniened Renter Houzeholds &7 8 £
Percent of Income Qualified Senior Owner Honseholds 52% 64% 12.0%
Ownet to Renter Movership Rate 240% 20% 20%
Demand From Sesior Owner Conversion to Renter 15 10 37
Demand From Fxisting Houscholds a4 110 .
TOTAL DFMAND 109 127 44
LESS: Tatal Comparatle Units Construcied Siece 2015 ) 0 2 [
LESS: Comparahla Units Pmpuxedfllnﬂerﬂmsmmm ) & 24 31
LFSS: Vacancies in Fxisting Projects (<58%0) . R ¢ g
TOTAL NET DEMAND ' 103 w0 | 2
PROPOSED NUMBYR OF UNITS 10 3 49
CAPTURE RATE 979 | 3TT% | 229%
Snurca: Cersus gf Papulation mnd Fowustrg, US. Census Bureow; Claritas
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Demand by Bedroom
Adjusted
Tuoral Units Capture
BR AMI  TotalDemand  Demand Less Supply ofr Wet Demand Proposed Rare
ZBE ST 135 R o ' i pe 513
ZBR §0¢ 127 JI7 o 27 3% EME 2
:BR  LIEIC 244 244 f 244 3 ik
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Section 9: Supply Analysis and Characteristics

Local Rental Market Analysis

MAP completed a survey of existing rental projects within the market area in February 2016.
Leasing specialists of developments were contacted to identify rental housing trends as well as the most
competitive projects within the area. Given the limited number of senior only projects, the survey was
extended to include both family and senior projects. Additionally, the area was surveyed regarding current
developments under construction; pipeline projects are detailed below. The overall occupancy rate for the
surveyed projects was 93.5 percent with, LIHTC projects reporting 99.6 percent and senior only projects

99.4 percent—all rates are indicative of very strong demand for rental housing.

For those facilities providing information, the rental stock surveyed was weighted toward one- and
two-bedroom units, which represent approximately 21 and 26 percent, respectively, of the surveyed rental
stock. In terms of number of projects, the surveyed rental market is weighted to market rate projects. The

average build year for the surveyed facilities was 1991.

Comparable Project Analysis

The proposal will be new construction opetating under LTHTC guidelines and targeting local
seniors. The most relevant projects for assessing demand for the proposal include units operating under
income resiriction guidelines in close proximity to the subject and targeting local seniors. Three senior
LIHTC projects were located in the market area, however, Garden Place did not respond to MAPs
repeated requests for information. The SCSHFDA occupancy report for this project indicates 98 and 96
percent occupancy for June 2015 and December 2015 respectively. Other senior only projects in the
market area are assisted living or subsidized facilities, considered less relevant for the subject. In addition
to these projects, two newer market rate projects offering two-bedroom apartments were included in the

rent grid, in order to gauge hypothetical market rent.

The overall occupancy rate for the most comparable projects is 100 percent. Both projects reported
a wait-list for occupancy. The proposal will offer newly constructed two-bedroom units. The proposal
offers comparable amenities, construction type and unit sizes to similar facilities. The subject’s rents are

consistent with comparable projects and estimated achievable rents with rents well below hypothetical
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market rent. The high occupancy among both the total market and among competitive set projects as well
as wait lists among competitive set projects offers evidence of demand for the proposal. Competitive rents

and strong demand for affordable housing in the area offer support for the success of the proposal.

Impact on Existing LIHTC Housing

The introduction of the proposal will have no long-term negative impact on existing surveyed
LIHTC projects. Strong demand is evident among existing competitive set projects with reported
occupancy of 100 percent. Strong demand in the overall rental market and ongoing obsolescence of

existing units and moderate household growth in the area will fuel demand for the subject.

Competitive Environment

The subject will target local seniors with little crossover from senior renters to senior ownership,

thus competition between rental and ownership options are limited.

Pipeline Considerations

Sumter Senior Apartments received an allocation in 2015. This project will offer 30 senior
targeted units with 24 units at 60 percent AMI and 6 at 50 percent AMIL Rents for this project are

consistent with the proposal. These units are deducted from the demand analysis.
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Evergreen Villa, Sumter, South Carolina

Map: Total Survey

North Amernica.  United Sfates

Comp ID Project Name Program Address City State  Phone 8-2 Summary ID
1 Sumter Place LIHTC 14 W. Barlette St. Sumter sSC (803) 774-2333 All-LIHTC
2 S.P. Holladay Manor LIHTC 115 South Sumter Street Sumter SC  (803)778-1111 All-LIHTC
3 Covenant Place Of Sumter MARKET 2825 Carter Rd Sumter sc (803) 469-7007 All-MR
4 Palmetto Towers BOL-HUD 1150 S Pike W Sumter SC  803-469-3480 All-Ass/Sub
5 Shiloh-Randolph Manor BOI-HUD 125 W Bartlette St Sumter sC (803) 775-0575 All-Ass/Sub
6 Dignity Village Apartments BOI-HUD 11 N Blanding St Sumter SC  (803) 775-9611 All-Ass/Sub
7 Wallstreet Green Apartments Phase LIHTC 970 Wolf Pack Ct Sumter 8C  (803)773-5373 All-LIHTC
8 Hickory Hollow Apartments LIHTC 1000 Cashew Ln Sumter 5C (803) 773-5682 All-LIHTC
9 Brook Hollow LIHTC 985 Jubilee Dr Sumter SC  (803) 775-0100 All-LIHTC
10 Spring Creek Apartments LIHTC 1004 Mineral Cir Sumter sSC (803) 775-1571 Al-LIHTC
11 Spring Hollow LIHTC 1010 Tupelo Ln Sumter sC (803) 775-1571 All-LTHTC
12 Bracey Square Apartments LIHTC 5 Hanover Ct Sumter 5C (803) 934-1217 All-LTHTC
13 Misty Ridge Apartments LIHTC * 10 Fair Forest Dr Sumter SC (803) 938-9100 All-LTHTC
14 Chestnut Pointe LIHTC 150 ROXBURY COURT Sumter SC  803-773-1100 All-LIHTC
15 Carter Mill MARKET 1375 Companion Ct Sumter SC  (803)469-4663 All-MR
16 Palmetto Pointe Apt Homes MARKET 1005 Alice Dr Sumter SC (803) 775-2888 All-MR
17 Swan Lake Apts MARKET ‘780 W Liberty St Sumter SC  (803)775-4641 All-MR
18 Palmetto Pointe Town Homes MARKET 403 Alice Dr Sumter sC (803) 775-2888 All-MR
19 Lantana Apartments MARKET 861 Carolina Ave Sumter SC (803) 773-2518 All-MR

20 Alice Drive Apartments MARKET 1121 Alice Dr Sumter SC  (803)778-5461 All-MR
21 Engleside Apartments MARKET 120 Engleside St Sumter : 8C 803-774-7368 All-MR
22 Magnolia Manor MARKET 530 SPikeE Sumter SC  (803)778-1318 All-MR
23 Miller Arms Apts Ofc MARKET 915 Miller Rd Sumter SC  (803)775-7622 All-MR
24 Ashley Chase Apartments MARKET 1199 N Lafayette Dr Sumter SC  (803) 775-1107 All-MR
25 Westwood Apartments BOI-HUD 1028 Westwood DrManning ~ Sumter SC (803) 435-8592 All-Ass/Sub
26 Forest Villa Apartments No 104  BOI-HUD 1100 Fleming CirManning Sumter 5C (803) 435-4633 All-Ass/Sub
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Evergreen Villa, Sumter, South Carolina

Comparable Project Information

Map: Comparable Projects

North America  United States

CompID Project Name Program Address City State  Phone 52 Summary ID
1 Sumter Place LHIC 14 W._Barleite St. Sumter sC (803) 7742333 Stabilized Comp
2 SP. Holladny Maner LIHTC 115 Souih Sumter Street Sumter SC  (803)778-1111 Stabilized Comp
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Evergreen Villa, Sumter, South Carolina

Comparable Project Summary Sheets

Project Name: Sumter Place
Address: 14 W. Barleite St
City:  Sumter
State: SC
Zip: 0
Phone:  (803) 774-2333
Contact Name:  Susan
Contact Date:  02/29/16
Cuorrent Occupancy: 100%
Program: LIHTC
Primary Tenancy: SR 55+
Year Built: 2007
Date of Last Rehab: NA
PBRA: 0
Accept Vouchers:  Yes
# of Vouchers: NA
Included Utilities:
Heat No
Electric: No
Trash:  Yes
Sewer: Yes
Water: Yes
Heat Type: ELE
#of Rental Rate Sg. Feet # Oce. Wait # Wait
Unit Type Target Units Low High Low High Vacant Rate List List
Tofal 41 0 100% Yes
1BR Suntnary 30 0 100% Yes 10 HHs
1BR 1Bth Apt 60 NA 5485 NA 0 100% Yes
1BR 1Bth Apt 50 NA 5395 NA 0 100% Yes
2BR Summary i 0 100% No
2BR 2Bth Apt 60 NA $570 NA 0 100% No
2BR 2Bth Apt 50 NA $470 NA 0 100% No
Unit Amenities
Yes A/C - Cenral Yes Aicrowave Patio/Balcony
AJC - Wall Unit Yes  Ceiling Fan Basement
AIC - Sleeve Only Yes WalleTIn Closet Fireplace
Yes Garhage Disposal Yes  Miniblinds Tnternet
Yes Dishwasher Draperies Individual Entry
Development Amenities
Chibhonse (separate building) Swimming Pool Sports Courts
Yes Community Room PlaygroundTot Lot Yes On-Site Mngt.
Yes Compauter Center Gazebo Security-Access Gate
Yes Exercise/Fitness Room Yes  Elevator Yes Securiiy-Intercom or Camera
Yes Community Kitchen(erte) Storage Units
Laundry Type Parking Type
Yes Coin-Op. Lanndry Yes  Surface Lot Ouly (i1ot covered)
Yes In-Unit Hoolc-up Carport
In-Unit Washer/Dryer Garage (aft.)
None Garage (det.)
Senior Amenities
Yes Independent Yes Emergency Call Meals
Assisted Living Yes Organized Act. Housekeeping
Nursing VYes Library Healthcare Services
24 Hour On site Mngt Transportation
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Evergreen Villa, Sumter, South Carolina

Project Name: S.P.Holladay Manor
Address: 115 South Sumter Street
City:  Sumter
State: SC
Zip: 0
Phone: (803)778-1111
Contact Name: Susan
Contact Date:  02/29/16
Current Occupancy: 100%
Program: LIHTC
Primary Tepancy: SR 55+
Year Built: 2001
Date of Last Rehab: NA
PBRA: 0
Accept Vouchers:  Yes
# of Vouchers: NA
Included Utilities:
Heat No
Electricc  No
Trash  Yes
Sewer: Yes
Water: Yes
Heat Type: ELE
#of Rental Rate Sq. Feet # Occ. Wait # Wait
Unit Type Target Units Low High Low High Vacant Rate List List
Total 41 0 100% Yes
1BR Sunmnary 30 0 100% Yes 10 HHs
1BR 1Bth Apt 60 NA $485 NA 0 100% Yes
1BR 1Bth Apt 50 NA $395 NA 0 100% Yes
2BR Summary 11 0 100% No
2BR 2Bth Apt 60 NA $570 NA 0 100% No
28R 2Bih Apt 50 NA 3470 NA 0 100% No
Unit Amenities
Yes A/C - Central Yes Microwave Yes Patio/Balcony
A/C - Wall Unit Yes Ceiling Fan Basement
A(C - Sleeve Only Yes  Walk-In Closet Fireplace
Yes Garbage Disposal Yes  Aliniblinds Internet
Yes Dishwasher Drapedies Individnal Entry
Development Amenifies
Chubhouse (separate building) Swimming Pool Sporis Courts
Yes Community Room PhaygromndTot Lot Yes On-Site Management
Yes Compufer Cenfer Gazebo Security-Access Gate
Yes Exercise/Fitness Room Yes  Elevator Yes Security Intercom or Camera
Yes Community Kitchenfetre) Yes  Storage Units
Laundry Type Parking Type
Yes Coin-0p. Lanndry Yes  Surface Lot Only (nof covered)
Yes In-Unit Hook-op Carport
In-Unit Washer/Dryer Garage (att.)
Noue Garage (det.)
Senior Amenities
Yes Independent Yes Emergency Call Meals
Assisted Living Yes  Organized Act. Housekeeping
Nursing Yes Library Healtheare Services
24 Howr On site Mngt Transportation
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Evergreen Villa, Sumter, South Carolina

Market and Achievable Rent

Market and achievable rents for the subject are illustrated below. These rents were estimated based
on competitive positioning of the project in the area. An analysis utilizing both LIHTC and market rents is
presented on the following page to help illustrate the competitive positioning of the subject and its
positioning as a hypothetical market rate project and in comparison to similar LIHTC projects. Rents are
‘adjusted based on appeal (including location, amenities and unit design), included utilities, unit size and
where applicable by maximum allowable gross and a minimum 10 percent market advantage. Site
location, condition and appeal scores ate relative to the subject (i.c., the subject is always rated as 5).
Based on these analyses, the subject’s rents as proposed would be discounted more than 10 percent from

market rents and are consistent with estimated achievable LIHTC rents.

Hstimated achievable LIHTC and hypothetical market rent represent an assessment of what a
comparable unit is receiving within the market. It is not an endorsement of rent at that level as the project
was analyzed considering contract rent. Changes in contract rent will impact absorption, demand statistics

and competitive positioning of the proposal and would necessitate additional analysis.

AMI Contract  Est. Achievable Mils';{.e ¢ Market
Target Rent LIHTC Rent Advantage
Rent
Summary 2 BR
2 BR-Apt 50% $421 $421 $861 51%
2 BR-Apt 60% $530 $530 $861 38%
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Evergreen Villa, Sumter, South Carolina i

Rent Derivation

Rent Derfvafion
Average . -
.7 Sumter Plece S.P. Holladay Manor Carter Milt Palmeito Pointe Apt Homes
Subject Eslimates
o | Adjustments Data | Adj i Data | Adfusiment: t

Peogeam Type LmIC LIHIC. MARKET _
Tenanty . _ SRA55+ SR 55+ __ Opea
Year Built or Last Rehab CMew 2007 . 200t o oot
Qualitative Adjustments Rankings Rankings Rankings Rapkings :
Appeal 3 5 5 H
Location 5 5 5 5
Condittan 5 5 3 5
Amenities and Features Included Included Incloded Inciuded
AIC - Central Yoo . Yes Yes ¥
Garbage Disposal Yes Yes Ves Yes
Distwasher Yes Ves. Yes o Yes |
Microswave . tY_es Yes Yes No 51
Celing Fan Yes Yes Yes Fes
Patin/Balcany No T U -] Yes -35 Yes 58
Clubbouse Na , No No Yes -85
Conmunity Roam Yes Kes Yes No 3
Compuoter Center :Yé B Yer Yer Yes
ErerciseFitness Room No | . Yes | 58 3 -58 o Yes -58
Swimming Pool No . N No B (L 55
Esterior Storage Haits Mo No Yes ]  Yes 53
On-Site Manzgement Yes Yes Yes Yes
Eutry Security Tes T W Yee Yes N 33
Coin-Operated Laundry Yes o  Yes Yes Yes | No 8=
InUnit Hook-up Culy Yes Yes Yes Yes . No 58
To-Unit Washer/Dryer o . ) . No o ) o Yee -5t5
Garage (detached) No No . No Yes £ Yes -85
Fuergency Call (or similar) Mo Yes 510 Yes -510 HNo Ko
Onrganized Activities o ¥es  }. . ] X Yes No 53 . Ko | 33
Library Yes Yes Yes No | 53 Mo 53
Sum of Amenity Adjustments: _' -318 528 o -§23 -516
Avp. Sgnare Feet R - oo

Twoe-Bedroom 1,159 . 1062 187 1015 L1
Numher ¢f Bathraams ] j

Twe-Bedroom 20 20 20 2 L ED
Included Utilities
Heat: No No No
Electrics . Mo No e
Trash: Yes Yes Ko
Sever: e Yes Fo
Water; Yes Yes | Ko H
Heat Frpe: . mE o HE o L ERE ;
Net tility Adjustments ) ) o !

Tre-Bedroom . ) o i ’ R 340 i
Total Adjustments

Twe-Bedroom . o 518 -528 . : -5i6 . 855

Coadjssted Tnadjusted TUnadjusted EUnadjosted

Rent Summary Rent Adjusted Rept Rent Adjusted Rent Rent Adjusted Rent Rent Adjusted Rent
Marlcet Rent

Two-Bedroom o L) 7 §618 SB02 8865 5930
6025 AMI Rent

Two-Bedroow 5547 $570 5352 3570 §542
50% 5 AN Rent

TwoBedroom I NS ; T A 7. R 5452 U - - S I R
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Evergreen Villa, Sumter, South Carolina

Section 10: Interviews

Confact: George McGregor
Title: Planning Director
Phone Nuniber 803-774-2606
Location: City of Sumter

Ay multi family rental development under construction or it the pipeline?
Nothing under construction. One projeck in pipeline - a2 48 unit senlor tax credit project - just receivad site plan approval.

Cpinion regarding the demand for affordable rental housing in area?
Yes, there is a nged for affordable housing in the area.

Contact: Pam Lewis

Title: Section B Manager

Agency: Housing Authority of Sumter

Phone Number 803-775-4357

Area Covered: Sumter County

Number of Vouchers Issued: 23

Number of Vouchers in Use: EAES -
Waiting Lisk Closed, bt open for [ocal preference onty

Number of Persons on Waiting Listt 52

Opinion regarding the demandfor affordable rental housing in area?
Ms. Lewis stated there is a relatively high demand for affordable bousing in the County of Snmter.
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Evergreen Villa, Sumter, South Carolina

Section 11: Recommendations and Conclusions

Based on the analysis within this report, the proposal will be successful as is; no changes are
deemed necessary. The market study supports that the subject will fill a housing void for affordable
housing within the market. High demand for comparable housing as well as demand statistics offer
support for the proposal. The proposal will offer units targeting households at 50 and 607percent AML
The site is located near existing residential, demonstrating the site’s viability for residential housing.
Amenitiecs and employment opportunities are located in close proximity. Local economic conditions have
shown job gains the last five years. Houscholds increased very modestly between 2000 and 2010 in the
PMA, and are forecasted to increase through 2020. Both overall and senior households increased between
2000 and 2010 and are forecasted to continue increasing though 2020. Derived demand sfatistics based on
demographic data suggest sufficient demand to absorb the proposal. Demand statistics also suggest an
additional approximately 20 similarly positioned units could enter the market before increasing capture
rates above threshold levels; however, absorption would become problematic. Furthermore, supply side
data indicates rents for the subject will be competitively positioned in the area and the subject will be well
positioned in the market and competitive with comparable projects. As a result, the development of the

proposal to more adequately serve the PMA’s population is appropriate.
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Evergreen Villa, Sumter, South Carolina

Section 12: Qualifications of the Market Analyst

CHRIS VANCE

EDUCATION:

Michigan State University

Master of Arts, Economics

Concentration in Industrial Organization
Daoctorate level curriculum

QOakland University

Bachelor of Science, Economics

Concentrations in Finance and Computer Science
Graduated with Honors

EMPLOYMENT HISTORY:

MARKET ANALYST PROFESSIONALS, LLC, a real estate market research company
Founder (12/03 to Present)

»

Founder
Custom report development.

COMMUNITY RESEARCH GROUP, LLC, areal estate market research company.

Market Analyst/Consultant (2/00 to12/03)
Prepared real estate market feasibility studies considering site characteristics, economic and demographic

trends, market forecasts and project guidelines.
Developed analytical tools and improved methodologics.
Provided project recommendations based on analysis of market area.

Gathered information utilizing secondary market research and through personal interviews.

J.D. POWER AND ASSOCIATES, an automotive marketing information firm.

Analyst-Economic Analysis in Forecasting Group (6/98 to 9/99)

Senior Analyst-Economic Analysis in Forecasting Group (9/99 to 2/00)

Wrote detailed analysis of economic, political and automotive market conditions of global economies for

monthly, quarterly and annual reports.

Developed forecasting models and analytical tools to enhance forecasting capabilities using computer, data

collection and analysis skills,

Analyzed the impact of automotive market dynamics on automotive sales and competition, including pricing

and profitability analysis.
Forecasted economic growth and automotive sales for North and South America and Asia.

Traveled to Asia and Europe as needed to participate in the company’s strategic growth and product positioning

decisions.

Market Analyst Professionals, LLC 83

March 7, 2016




Section 13: Signed Statement Requirements

I affirm that I have made a physical inspection of the market and surrounding area and the information
obtained in the field has been used to determine the need and demand for LIHTC units. I understand that
any mistepresentation of this statement may result in the denial of further participation in the South
Carolina State Housing Finance and Development Authority’s (SCSHFDA) programs. I also affirm that
have no financial interest in the project or current business relationship with the ownership entity and my
compensation is not contingent on this project being funded. This report was written according to the

SCSHFDA’s market study requirements. The information included is accurate and can be relied upon by

SCSHEDA to present a true assessment of the low-income housing rental market.

Chris Vance
Market Analyst Professionals, LLC

Date: March 7, 2016
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Evergreen Villa, Sumter, South Carolina

2013 Approved Market Study Provider

Acknowledgment, Release and Waiver of Liability

In consideration for being an approved market study provider, I acknowledge and agree to the following:

1.

I, Chris Vance, am a duly authorized representative of Market Analyst Professionals. As an
approved Market Study Provider for the Low Income Housing Tax Credit Program as
administered by the South Carolina State Housing Finance and Development Authority (the

“ Authority™), my organization may prepare market studies on behalf of developers to be submitted
as part of their application for Low Income Housing Tax Credits.

1 understand and agree that any market study and applicable attachments submitted to the
Authority are subject to a request for disclosure and I expressly consent to such disclosure on
behalf of my organization.

I understand and agree that the Authority may upload any market study and applicable attachments
to its website and I expressly consent to such disclosure on behalf of my organization.

On behalf of ny organization, T agree to release, waive, discharge and covenant not to sue the

Authority and its officers, agents, or employees from any and all liability, claims, demands and
causes of action whatsoever arising out of or related to the Authority’s use or disclosure of any

market study and applicable attachments.

Date: March 7, 2016

Signature:
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Evergreen Villa, Sumter, South Carolina

Bibliography
1990/2000/2010 U.S. Census of Population and Housing, U.S. Census Bureau
2020 Demographic Forecasts, Nielsen

American Housing Survey, U.S. Census Bureau and U.S. Department of Housing and Urban

Development
Economic information — Bureau of Labor and Statistics
Local roadway maps—Microsoft Streets and Trips 2010

Interviews with local officials, managers and leasing specialists of local rental developments
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Evergreen Villa, Sumter, South Carolina
Addenda:
HUD Required Minority Concentration Information
City of County of Stmeof
Sumder A Sumter 5C
Total Population 40,524 107456 1,356 4625364
One Race 39,691 105,426 105,426 1,545,429
Percert of Totsl 979% 98.i% 53.4%5 935%
White 18,359 SLR1S 185 3,060,002
Perzent o Tolad 253% “32% 282% 66.2%
Blazk or ATrizan American 19,889 50414 0414 1.290,684
Percen’ of Tolzt 28535 46.9% 455% - 218%
American :ndfan 20d Alacka Native 133 349 389 19,524
Peracot of Total 0.2% 04% 24% 04
Amsripen fndian Speelfied (A 235 i 11888
Perzent of Tokal 02% 02% 0% 03%
AmloaNadve Speeficd 2 3 3 125
Percent of Tolal 0L 957 0% 0.3
Beth Avterizme Fufize aed Alasika Neive Sgezified { g G 13
Feent ¢ Tetal 00 L% 164 0.0%
Anterican didia: er Alzsia Naitve Noi Spesiied 57 151 151 7498
Fessentof Tolal 0i% 01 1% 027
Asian 634 1183 L1858 58,051
Pereert 5 Tetal 1.6% 1% Lif 1.5%
Nativa Hevalizn and Giber Paciis Infander 30 a8 29 2,706
Pegosct eF Total 0% 015 2.1% 2%
Same GtherRaze 606 151 1511 13,464
Pescznt ¢S Fotal 5% 1753 1£% 25%
Two orMore Races 433 1,030 2,010 79,035
Perisst oF Folal L% 5% is% 1.7%
Two racss “with Som: Oikzr Rece 124 275 173 13,963
Perzert of Tolal 0.3% 237 03% 12%
T'wo 2225 witheut S22 Other Rezz 632 LEW 1514 60419
Bareeet o5 Total i L% 1.5% 13%
Three ar more races with Some Other Race 18 5 k1] 1,037
Perces ¢S Total 08% 1% 0% 0¥
Three of more races without Some QOrker Race i1 145 145 4516
Parces; ¢ 7 Total 2% % 0% 1%
Eixpanic ar Lafine Pepulation 40,524 107436 167436 1,625,364
Perser; ¢S Tota! 1200°% b GOl (25% 2200%
Hispantc or Latino (of any race) 1467 353 3An 135,682
Perzen: ef Tetal 1.6% 3% 2% Yih
Himanie or Eatins (of any rae) - Mexitan e 188 1959 138,358
Perozet of Tolal 8% P AR 307
Hispapic or Latizo {of any race) - Puerto Rican 3T 651 81 26,493
Peroent ¢5Tetal 185 T 6% 6%
Hispanic or Latins (of any race) - Cuban 41 by 87 $933
Pegzatt o Teted A% N Ci% Qi
Hispanic or Lafino (of any race) - Other Hispanic er Latlr 31 803 103 64876
Perozni cfTela P P LT P
NatHlspanic ar Latine 39,057 1039t 103,024 1,380,682
Farzen; o Tatat 5431 ey £5.1% 548
Rate and Hispanis or Laifno 10,824 jlighil 1488 1525384
Perzset o Tekad IR PROR A by I LI
One Race 39821 105416 105426 145410
Perzen! ¢ Tetat €13 ek £34% £33%
Or:s Raze-Hispaniz crlating 138 kAt 3160 210043
Pareent 65 Tel2i P 3% 8% 29%
Or: Pace-No: Hispaniz er Latine 3857 102287 102,257 12254486
Pearen: of Tatat L% S5 520 £35%
Tws or Aara Rares 833 1038 2030 0035
Farzent e Talal 2i% P 2 5% L
TwocrMere Rases Fispeniz orLatine 151 363 363 15,739
Fercent ¢ Tote! ] 2% T3% 3%
Twe crblzre Rases Not Hisparic er Eatine [3:73 1,667 1,667 64,196
Percen! ¢ Tatal TR €N 16%: (A%
Soureer 010 Censar of Population and Heuring, US Cempt hurem:
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