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Re: Market Study of Oleander Tefrace; A}Sarhnents
532 Oleander Avenue ' _
- Lemocre, California 93245

Dear Mt, Clem:

. At your request, Novogradac & Comﬁany LLP has performed a market study of the multifamily
" rental market in the Lemoore, Kings County, California area relative to the above-proposed
affordable housing project. ' : - ‘

The purpose of this market study is to assess the viability of Oleander Terrace Apartments
(Subject), a proposed 66-unit Low Income Housing Tax Credit (LIHTC) and HOME
development to be located at 532 Oleander Avenue, in Lemoore, Kings County, California. The
“ property will offer affordable rental units restricted to households earning 30, 40, and 50 percent

of the area median income (AMI) or below. Additionally, 39 of the units will be set-aside for
farmworkers. : '

The following report provides support for the findings of the study and outlines the sources of
information dnd the methodologies used to arrive at these conclusions. This report incorporates
LIHTC rent and. income restrictions. The scope of this report meels the requirements of the
California Tax Credit Allocation Commitieé (TCAC), the California Debt Limit Allocation

Committee (CDLAC), and HOME, including the following:

Executive Summary and Conclusions
Project Description - '
Delineation of the Market Area

Market Area Economy

Population, Household, and Income Trends
Demand Estimate

Absorption Rate Analysis

Competitive Rental Market Analysis
Required Appendices

7227 Metcalf Avenuo, Suite 250, Overland Park, Kansas 66204; 913,262,350, Fax 913.262.3501
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This report contains, to the fullest extent possible and practical, explanations of the data,
reasoning, and analyses that were used to develop the opinions contained herein. The depth of
~ discussion contained in the report is specific to the needs of the client, specifically the
réquirements of TCAC pursuant to TCAC market study requirements. Novogradac & Company
LLP adheres to market study guidelines promulgated by the National Couricil of Affordable
Housing Market Analysts (NCAI—MA) This report deviates from NCAHMA market study
guidelines in areas specified in TCAC market study requirements, and therefore is not in
compliarice with NCAHMA market study guidelines. The report and the eonclusmns are subject
1o the Assumptions and Lzmztmg Condmons attached. _ :

Lemoore Housing Iuvestors L.P. is the client in this engagement We understand that they will
us¢ this document for tax credit apphcatlou purposes. Intended users are those transaction
participants who are interested parties and have knowledge of the Section 42 LIHTC program.
- These could include local housing authorities, state allocating agencies, state lending authorities,
LIHTC constraction and permanent lenders, and LIHTC syndicators. As our client, Lemoote
Housmg Investors, L.P, owns this report and permission must be granted from them before
another third party can use this document. We assume that by reading this report another third
party has accepted the terms of the original engagement letter including scope of work and
limitations of liability. We are prepared to modify this document to meet any specific needs of
the potential users under a separate agreement. |

- The authors of this report certify that we are not part of the development team, owner of the
Subject property, genieral contractor, nor are we affiliated with any member of the development
team . engaged in the development of the Subject property or the development’s partners or
mtended partners

This report was prepated in February and March 2010, Rachel Barnes Denton did the property
inspection for this market study on March 8, 2010. There exisis no identity of interest between
- Novogradac and the entity for whom this report is prepared, the applicant, and/or its principals.
The recommendations and conclusions are based solely on our professional -opinions. _

Please do not hesitate to contact us if there are any questions regarding the report or if
Novogradac & Company LLP can bé of further assistance. It has been our pleasure to assist you

© " Syith this project. .

, Respectfu]ly submitted,,
Novogradac & Company LLP

R B Do

Brad E. Weinberg, MAI, Rachel Barnes Denton Katherine Thein
CCIM Manaoer Real Estate Analyst

anager 913-262-3500 ext. 23
Partner

Katy. Them@mnovoco.com
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Oleander Terrace Apartments, Lemoore, California;

EXECUTIVE SUMMARY AND CONCLUSIONS

A. Project Summary | ‘

The Subject (Oleander Terrace Apartments) will consist of three, two-siory apartment
- buildings and nine, two-story townhome-style buildings which will house a total of 63 two
and three bedroom units. The site will also be improved with a two-story recreation building
which will honse a throe-bedrooim manager’s unit. All of the units will be LIHTC-restricted,
offered to households with income levels at 30, 40; and 50 percent of the AMI, Additionally,
39 units will be restricted to farmworkers, The Subject’s proposed unit mix is detailed ini the

- following table: o ' - -

" UNIT MIX, SIZE, RENT

2010 Max 2010 Fair
Ttility Gross LIHTC ~ Market

Unit Type Number Unif Size  Net Rent Allowance Rent . Rents: = - . Rents
S o . 30% AMY/ Low HOME N i}
JBR2BA | 3 935 . $326 $53 $379 | $379 $790
3BR/2BA 4 1,296 $375 - | $64 5439 $439 $1,152
‘ _ 40% AMI/ Low BOME

2BR/2BA. 3 035 $454 $53 $507 $507 $790
. 3BR/ZBA. 1 1,296 $522 $64 $586 - $586 |  $L,152
' L '  40% AMI ' ' R B
1 2BR2BA |1 035 $454 $53 $507 $507 | - $790
~ 3BR/2BA 2 1296 | $522 $64 $586 $586 $1,152

o -  50% AMI - N
2BR/2BA 25 " 935 $574 $53 $627 %633 $790
3BRABA | 26 1,296 $633 $64 $697 $732 $1,152

' Manager’s Unit ‘
Mer’s Unit 1 1,309 $732 N/A I wa N/A “N/A
Total 66 o

B. Description of Site and Adjacent Parcels '

The Subject is a proposed new construction LIHTC apartment development located at 532
Oleander Terrace in Lemoore, Kings County, California, 93245. The Subject site is located
within Census Tract 0004.05, 80 yards northeast of the intersection of Oleander Avenue and
Smith Street. ‘ :

The Subject is currently identified as two parcels by the Kings County Assessor. Parcel ‘A’
is 2.92 acres and is identified by the following APN: 023-020-064. Parcel ‘B’ is 2.00 acres
and is identified by the following APN: 023-020-065. The total site area is 4.91 acres.
According to the city of Lemoore, both Subject parcels are zoned RM-3, medium density
residential. o

Immediately north and northeast of the Subject are vacant parcels that are zoned LMD-R
(low medium density residential), To the ¢ast of the Subject is a vacant parcel zoned MD-M
(medium denisity multifamily). To the southeast of the Subject is a vacant parcel zoned MD
(mixed use). To the south, west, and east of the Subject are single family homes zoned LD-R
(low density residential). ' :

NOVO'dac CanyL



Terrace Apartments, Lemoore, California;

" Oleander Market Study|

C. Prlmary Market Area

The primary market area (PMA) for the Subj ect generally consists of the city of Lemoore and the
unincorporated community of Armiona, and unmedlate surrounding rural areas.  Specific
boundaries are outlined below:

North: West Lacey Boulevald

East: 13™ Avenue

South:  Idaho Averue

West: 19 % Avenué (also knowi as State Highway 41)

+ The Subject site is located in the eastern portion of Lemoore, King Couaty, California. Lemoore
is located approximately 30 rhiles south of Fresno and 28 miles west of Visalia. The Subject’s
primary market area (PMA) is generally defined as the city of Lemoore and the unincorporated

~community of Annona, and the immediate surroundmg rural areds. Accordmg to market
participants, tenants are willing to relocate throughout Lemoore and the surrounding areas in

order to locate good quality affordable housing.

The PMA boundaries and overall market health assessment are based upon an analysis of
demographlc and socioeconomic characteristics, target tenant populatlon political jurisdictional
boundaries, natural boundaries, experience of nearby comparable developments, accessibility to
mass transit or key transportation corridors and commute patterns, and market perceptions. .
Socioeconomic characteristics, development patterns, and political Junsdlctlonal boundaries all
played into the determination of the eastern boundary. In general, 13™ Avemie functions as a
primary dividing line between the unincorporated community of Armona and thé city of
- Hanford, which is a larger city than Lemoore with more amenities and services. Addlnona]ly,
we felt that this was an appropriate boundary as Lemoore has a differing median income than
Hanford, as well as separate school districts. Development patterns play into our determination .
of the southern, western,” and northern boundary, Areas beyond the southern, western, and
northern boundaries are rural and would not likely diaw potential tenants to the Subject.
According 1o several property managers in Lemoore, the majority of tenants come from the
- Lemoore aréa and are not from remote rural areas of Kings County.

We recognize several sub-markets exist within this PMA; however, market data demonpstrates
that a significant amount of the renter base considers housing opportunities -within these
boundaries. Given the opportunity to locate good quality affordable housing, the renter base will
move within these areas:. We anticipate the majority of demand will be generated from this
geographic area. However, leakage is expected from outside the PMA from other parts of Kings
County.
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Oleander Terrace Apartmnt, Lemoore, Ca]jforni; Market Study

D. Market Feasibility
The demographic trends, demarnid analysis, existing supply of housing, as well as interviews
with real estate professionals demonstrate an ongomg need for affordable housing in the PMA
ovér the foreseeable term. Additionally, the area’s affordable hoiising developments maintain
extensive Waﬂ:mg lists for all unit types, Therefore, we believe that construction of the
Subject is feasible Wlthm this market, and will have a pos1t1ve impact upon the community.

E. Strengthst eaknesses - ,
There aré no apparent weaknesses of the Subjéct’s site, development schenie; rents, or market.

Strengths of the Sub}ect developtient and market include:

» The site is located in close proxnmty to schools, employment pubhc transportation, and
retail.

¢ The number of households has rapidly increased in the PMA since the 1990°s. As the total
population and mumber of households continue to grow, the demand for housing units will
centinue to increase. : :

e Market rate and LIHTC properties in the Subject’s PMA are experiencing a low instance of
- concessions, and affordable properties maintain exfensive waitinig lists, The Subject will
offer affordable multifamily housing units in an arca with a high cost of living.

» Construction of the Subject will posrnvely impact the surroundmg ne1ghborhood by
improving the SubJ ect’s overall site appeal.

o The Sub_]ect s proposed LIHTC rents are substannally below comparable market rents,
providing a significant tenant rent advantage for low to moderaté income households

+ There are no site muisances that could impact the marketability of the Subject. The Subject’s

" location and surrounding uses are smtable for multifamily development and will attract renter
households.

o There are no physical barriers that will affect the marketability of the Subject.

o There are no single family homes for equal or less rent near the Subject that will affect the
marketabﬂity of the Subject,

ovogrdac & ompany LP - _ N 7 ) |
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F. Summary of Rent Comparables

The i)roperties included in the sufvey are considered the best “true comparables” for the
Subject. The Subject will consist of 66 two and three-bedroom apartment and townhouse
units, We performed an extensive search for comparable properties ‘within the PMA.

Typically, properties situated within a ene-mile radius of a Subject are the best comparables
due to similaritics in the local market conditions. However, due to the limited number of .
developments within one mile, we. also extended our seatch area beyond the one mile radius.
We bave included a total of six market rate comparable properties, of which four are located
in the PMA and withinl one mile of the Subject. The temaining two market rate comparables
(Ashley Court Apartments and College Park Apartments) are located id Letnoore,
appioximately 1.4 and 1.8 miles west of the Subject, respectively; both of these properties
are located within the defined PMA, Ashley Court and College Park Apartments were uséd
as Ashley Court has three-bedroom units and College Park is one of the newer developments
within the PMA and exhibifs condition more similar to the Subject’s.

There aré a total of six LIHTC developments located within the PMA. Villa San Joaquin
. Apariments has a USDA Rural Development overlay; therefore, we have excluded this
property from ou analysis. The remaining five LIHTC developments within the PMA are
included as LIHTC comparables. -

Tt order to find properties comparable to the Subject we physically drove the market area o
find comparable dévelopriients as well as utilized several other outlets, These included a
review of area listings through the yahoo yellow pages of apartments closest to the Subject, -
the revicw of apartment websites such as www.rent.com, www.apartments.com,
www.apartmentguide.com, www.apartmentfinder.com, www.craigslist.org, and newspaper
outlets such as The Lermoore Advance. Additionally, we identified comparable properties
through discussions with area property managers regarding competition among properties.

A summary of comparables used in-thé analysis is included on the fo]lowiné pages.
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G. Emstmg and Planned Affordable Housmg

- Existing affordable housing projects in the PMA will not be adversely affected by the
proposed construction of the Subject proporty A survey of ‘LIHTC rental housing
developments ifi the ared deémonstrates strong demand for good quality réntal units, as
evidenced by the high occupancy levels and extensive waiting lists. Given the strong
demand for affordable housing in the area, we anticipate that the Subject property will also
maintain a high occupancy level as Well asa Iong waiting list.

We spoke with Rachel Bndges with ﬂle City of Lemoore Planmng Department to determine

if there are any multifamily developments proposed, planned, or undei construction within

. the city of Lemoore. ~According to Ms, Bridges, there are two mulufamlly developments that
 receritly completed construction within the city. Valley Oak Apartments is a 73-unit market
rate multifamily development located 1.0 miles north of the Subjéct on Fast Hanford Armiona
Road. The developmenit opened in December 2009 and is curréntly 83 percent occupled and . -
still in its initial lease-up period. '

' Montgomery Crossings is a 57-unit LIHTC and USDA, developrent that opened in August
of 2009. Sixteen of the units are USDA where tenants pay 30 percent of their income
towards rent. The remaining 41 units are LIHTC units at the 30, 50, 55, and 60 percent AMI
levels, Montgomery Crossings offers two, three and four-bedroom units, and is located 1.4

-miles south of the Subject on Tammy Lane. The development is currently 100 percent
.occupied and maintains a short waiting list.

In addition to the two récently completed developments, Ms. Bridges indicated that there are
two developments in the planning stages within Lemoore at this time ds well. Village at
Acacia is a proposed 81-unit LIHTC development to be located at the southwest comer of
Acacia Drive and Bush Street, approximately 1.6 miles west of the Subject. The
development received a LIHTC allocation in 2009. Ms. Bridges did not know when
construction is scheduled to begin. Further, Ms. Bridges could not provide any details
pertaining to. bedroom types, AMI levels, square footages of units, or the proposed rental

‘ rates for the development. “As this development will bo a family LIHTC dovelopment it will
likely be in competition with the Subject.

Fox Street Villas is a proposed 80-unit age restricted LIHTC development to be located on
+ Fox Street, approximately 0.9 miles northwest of the Subject. Fox Street Villas has not
_ received a LIHTC allocation. Ms. Bridges did not know when construction is scheduled to
begin, or have any further details on the project pertaining to unit types and proposed rental
rates. As this development will be age-restricted, we do not believe it will be in competition
with the Subj ect : : :

Additionally, we contacted the ngs County Planning Department i order to determine if
there are any multifamily developments proposed, planned, or under construction outside of
Lemoore, but within the PMA. According to the Plannihg Department, there is one project
that received HOME funding in 2009. The Armona Family Apartments is a proposed 20-unit
LIHTC development that will be located approximately 3.5 miles east of the Subject in
Armona. The development is scheduled to begin construction in March.2010. No further
details regarding unit types or proposed rents were available at this time. As this will be a

Nmodac&opanyLL | I | ' 7 o ' ‘-
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LIHTC develdp‘men-t targéﬁng families within the PMA, we believe it will likely be in
‘competition with the Subject. ' '

Additicnally, we reviewed TCAC, CDLAC, and HUD development lists for projects funded

over the past several years as being best representative of current and planned affordable -

housirig conditions throughout the PMA. We focused on affordable housing developments

intended 6 serve similar houscholds as the Subject, which is multifamily. No such projects -

have been funded in Lemoore in recent years with the exception of Montgomery Crossing in
- 2008, and Armona Family Apartments and Village at Acacia in 2009

EXTSTING AVFOEDABLE PROPERTINS TN PMA

R L Distance
Year Builly  Housing Primary Wiiling R Total * * . from
Troperty Name Location Renovated  Program Tenaney  Elnil My List .°  Oeceupancy Lhnits: = . Income Levels Subject

Conniry Club Apartments 1040 Blaks St 1989 LIHTC Family 2, 3brs - No 593.5% 40 55% AMI (.8 miles
Alderwood Apattmeats 990 Fox St. 199 LIHTC Family | 1.2, 3, 4bs Yes 100.0% 80- 40%, 60% AMIL 1.0 miles
Westberry Squere Apts . 1195 E. Hanford Ariona Rd. 199 LIHIC Family | 1,2,3, 4 brs No 37.0% 108 50%, 60% AML 1.0 mil=s
Momelair Apariments ) 150 5, 9tk St. . 1901 LIHTC Family 2, 3b1s Yes 100.0% BD 44%, 46%, 48% AMI 1.4 miles
Villz San Joaguin 200 North 15th Ave. 2004 | LIHTC/USDA | Family 2brs Yes 100.0% 36 30% of tenants meome 3 iniles
Kings River Apartments 1600 W Bush St 1922 USDA Femily |0,1,2.3brs Yes NiAY .M 30% of tenants income .7 miles
Temoore Elderly Apartments |01 E 8. A USDA Senior Lbrs Yes 100.0% .23 30% of tenants Income .0 miles
Montgomery Cmsgg' 1150 Témrl:l! Lane 2009 LIHTC/USDA | Femily 234brs Yeg 100.0% 57 - 30, 50, 55, 60% AMI 1.4 miles
Lemoore Villa 800 E Hanford Armona Rd: NiA  |°  TUSDA Family J.  2brs Yes WNiAv .28 30% of tenants incoms 0.9 miles
Mountain View Apacments |58 F Hazelwood Dr. ~ 1988 USDA Senior thrs Yes 100.0% 3y 30% of tenanfs income 1.1 miles

o All of the data combined with interviews of real estate professionals demonstrate an ongoing

 need for the creation of affordable housing for families over the foreseeable term. As

. evidenced in the demand analysis, there is a significant level of demand for affordable
housing in the area, Additionally, the area’s affordable housing developments maintain
‘waiting lists for all unit types. The existing, proposed, and newly developing multifamily
properties will not hinder each other’s ability to maintain full occupancy. The Subject will
have a positive impact on the surrounding neighborhood and will not adversely affect
existing or proposed. affordable housing located in the arca. -

) If‘should be noted that there has not been a decline in pbpulation or households within the
PMA or the MSA from 2000 to 2009. Both population and households are projected to
increase in the PMA and MSA through 2014. S

Novogradac & COpaIlj’ LLP
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H. Conclusions -

o The Subject will provide affordable multifamily housing and will represent good quality
- apartments that are in demand in the area; The site is located within close proximity to all
major shopping, schools, and recreational amenities. The construction of the Subject, as
proposed, will positively impact the neighborhoed and the availability of affordable family
housing in the Subject’s PMA. The nexghborhood is Well smted for this type of housing,

o - The total popuiatlon and number of households have steadily increased in both the PMA and
MSA since 1990. As both populatior and households continue t6 grow, the demand for
housing units will continue to increase. These factors support current and future demaiid for
the proposed Sub]ect

» * The education, agriculture, trade, transportation, and utilities, and manufacturing sectors play
a 51gmﬁcant role in the viability of the area economy, as well as the naval base. Thirty-nine
of the Subject’s units will be set-aside for farmworkers, which bodes well for the Subject as
agriculture and its affiliated industries comprise a large part of Kings County’s economy.
The unemployment rate within the county has increased and is higher than that of the state
and the nation, which is atributed the current economic recession. Overall, it appears as if
both Lemoore and Kings County have been impacted by the current national economic .

 recession to daté. The fallout from the mortgage crisis has also had a further negative impact

~-on the local economy. However, it is reasonable to assume that the current economic climate
has resulted in an even greater need for additional affordable housing options, such as the
Subject, given. current leasing activities at the LIHTC comparables,

e The demand analysis, existing supply of housing, as well as interviews with real estate
professionals démornistrate an ongoing need for creation of affordable housing in the PMA
.over the foreseeable term. Additionally, the arca’s affordable lousing developments:
maintain extensive waiting lists for all unit types. Therefore, we anticipate that the Subject
and the e)ustmg affordable properties will not hinder ‘each other’s ablhty to mamtam full
oecupancy : :

e We anticipate a good response to the Subject due to the lack of good quality affordable
housing in the primary market arca. Based on the capture rates illustrated in the Demand
Analysis section of this report, as well as our conversations with local real estate
professionals, we anticipate the Subject will reach a stabilized occupancy level of 95 percent
within three months of completion, if the property is properly marketed and pre-leasing
begins approximately three months prior to completion of constriction. This absorption
estimate equates to 4 leasing pace of 22 units per month.

s We believe that the Subject’s 39 units set-aside for farmworkers will reach a stabilized
occupancy within two months of completion, equai:mg to an absorption rate of approximately
20 units pei month.

e The Subject’s proposed LIHTC rents are significantly lower (64.3 to 32.5 percent) than

- NOVOCO?’s estimated achicvable market rents. The Subject will be in excellent condition
and offer amenities that are comparable or superior to many existing market rate properties.

Novogradac & Company LLP_______ I
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e The tenant paid rents for all AMI levels in the proposed development illustrate at léast a ten
percent rent differential over the comparable properties. The Subject’s two-bedroom units
are 29.9 to 60.2 percent less than the adjusted weighted average comparable market rents for
the same unit type. Three-bedroor units are 35.9 to 62.0 percent lower than the weighted
average market rents of those properties used in the comparison. As such, the Subject’s rents-
meet the required benchrark. -

~ TEN PERCENT TEST S
- Subject’s Proposed Subject’s Proposed Subject’s
_ 30% AMI/ Low 40% AMY/ Low Proposed 50%
Unit Type Unit Size (S8F) HOME HOME AMI
~ 2BR/2BA 935 L - %306  $454 ‘ $574
3BR/2BA 1296 | %375 i $522 : $633

. _ "TEN PERCENT TEST ..
' Comparable Properties Weighied
L Unit Type Average Markef Rent Suhject’s Advantage _
C2BR2BA. | . 819 ) C {-60.2%, -44.6%, -29.9%) -
3BR/ZBA. | ' $988 . _ {-62.0%, 47.1%, -35.9%) j

o TCAC requires that the umt value ratio‘fof‘eaclll of the Subject’s unit types be at or below the
- values for the same unit types among the comparable rental properties. This analysis is
illustrated on the rent comparability matrices provided earlier in the report, and is detailed
below. ' ‘ T : . '

UNIT VALUE RATIO

Highest

Proposed Comparable Properties Percent Differential
Unit Type Rent $/SF Weighted Average §/S8F of Subject
2BR/2BA - $574 | 935 $0.61 - $0.84 -27.5%
3BR/2BA $633 1,296 $049 | - $0.91 -46.0% _

- The value ratios of the Sub_ject’é units are 27.2 and 46.0 percent less than the adjusted
weighted average comparable value ratio for two and three-bedroom units, respectively.
- Thus, the Subject’s unit value ratios meet the required benchmark.

_ Novogadac & Cmpany LLP
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Our description of the Subject is based upon information prov1ded by the developer. We
a.nt1c1pate the mfomlaﬁon supplied is accurate.

Sponsor’s Name:
Development Name:

Site Location:

Size:

Current Zoning:

The sponsor 1s Lemooro Housing Investors L.P.
Oleander Terrace Aparlments (Subj ect).

The Subject is a proposed new constructlon LIHTC
apartment development located at 532 Oleander Avenue in
Lemoore, Kings County, California, 93245, approxmlately
80 yards northeast of the intersection of Oleander Avenue
and Smith Street. The Subject site is located Wlﬂllﬂ Census
Tract 0004.05.

The Subject is currently 1dont1ﬁed as two parcels by the

Kings County Assessor. Parcel ‘A’ is 2. 92 acres and is
identified by the following APN: 023-020-064. ‘Parcel ‘B’
is 2.00 acres and is identified by the following APN 023-

020-065, The total site area is 4.91 acres.

'Accordmg to the City of Lemoore, both Subj ect parcels are

zoned RM-3, medium density residential.

' Contlguous Land Use and Zomng Immediately north and northeast of the Subject are vacant

parcels that are zoned LMD-R (low medium density
residential). To the east of the Subject is a vacant parcel
‘zoned MD-M (medmm density multifamily). To the
southeast of the Subjéet is a vacant parcel zoned MD
(mixed use). To the south, west, and east of the Subject
are single family homes: zoned LD-R (low dens1ty ‘
residential).

Novogrdac & CopanyLLP ._
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Map I of Subject Site
The following maps illustrate the Subject’s location.

Novograac & Company LLP ' | | 17 ‘
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Photog‘faphs of Subj.eéf Site and Street .V_ieWs

p—

sy

View north along Smith Avenue ' View east along Olearider Avenue

© View of Subject facing east
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Unit Mix:
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The Subject will contain a total of 66 two and-three-
bedroom apartmient and townhouse units. All of the units
will be LIHTC-restricted; offered to households with
income levels at 30, 40, and 50 percent of the AMI or
below. One three-bedroom unit will be reserved as a
manager’s unit. Furthet, 11 units will have HOME funding
as well. It should be noted that 39 of the units will be set
aside for farmworkers. The Subject’s pr0posed unit mix is

. detailed in the following table.

B Unit Type  Number

Unit S

_ UNIT MIX, S‘I.'ZE, REN'I.‘

2010 Max 2010 Fair |
Ttility Gross rL|rc Market
Net Rent Allowance ~ Rent ~ Rents _ ~ Rents

_ , , _30% AMI/ Low HOME ] i
2BR/IBA. 3 935 $326 $53 | %379 ] $379 | . $790
3BRABA | 4 1,296 _ $375 $64 $439 . $439 $1,152
" 40% AMI/ Low HOME B - ' ,
2BR/2BA 3 935 $454 £33 $507 $507 . | - $7%
3BR/2BA 1 1,296 $522 $64 $586 $3586 " $1,152
) : - I 40% AMI _
2BR/2BA 1 935 - | . $454 | . $53 $507 $507 | $790
3BR/2BA 2 1,296 - $522° | §64 $586 $386 $1,152
, 50% AMI : ‘
2BRA2BA 25 935 $574 $53 - $627 $633 $790
3BR/2BA. 26 1,296 $633 $64 $697 $732 $1,152
) o Manager’s Unit ‘ ]
Mgr’s Unit | 1 1,309 $732° N/A N/A N/A N/A
" Total 66 ' ’ .
Target Population and :
The Subject will farget income-qualified households

Occupancy Type:

New Construction or
Rehabilitation:

" Date of Construction:

Utility Structure:

N O'c & Copany LLP

generally ranging in size from two to six persons. Based on

. the proposed unit mix, the annual household income levels

will range from $11,370 to $32,700. Addltlonally, 39 umts
will be Set-asude for farmworkers. :

The project will be new construcﬁon.

The developer’s projected construction start date is in the

- 4™ Quarter 2010, with an anticipated completion during the

4™ Quarter 2011.

The Subject’s rents will include water, sewer, and trash
expenses. Tenants will be responsible for general electric
expenses, air conditioning, and gas cooking, heating, and
hot water. The utility allowance was based upon the high
efficiency utility allowance schedule for Kings County
obtained from the Housing Authority of the County of -

21
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Kings, dated July 1, 2009. A copy of the utlhty allowance
schedule is mcluded n Appendm D

The Subject will consist of three; two-story apartment

buildings and nine, two-story townhome—style buildings

. which will house a total of 65 two and three—bedroom units.

Proposed Unit Amenities:

Proposed Developnﬁ'ent Amenities:

Parking:

The site will also be improved with a two-story recreation
building which will incfude a leasing office, laundry
facility, computer lab, Litchen, and clubhouse/commumity
room, with the manager’s three-bedroom apartment located
upstairs; The Subject site will also include 140 surface off-
street parking spaces, 67 of which will includé carports.

_The buildings will utilize Type V, wood- frame, slab ond

grade construction. We  have reviewed. archltectural
drawings preparcd by Maple Architects, which are not
dated. A copy of the site plan, floor plans, and elevatlons_
are included in Appendzx F.

" The Subjéct’s unit amenities will include a patio/balcony,

blinds, carpeting, coat closets, walk-in closets, cable TV
hookup, and central heating arid air conditioning. The
appliance package will include a refrigerator, range,
garbage disposal, and dishwasher.

The Subject s community amenities - wﬂl mclude a
clubhouse/community room with-kitchen, computer lab,

central laundry. facility, picnic' area, playground, and

swimming pool Addmona]ly, there will be a variety of
educational classes and services prowded free of charge to
ténants.

The Subject will contain 140 surface parking spaces, of
which, 67 will mclude carports free of charge to the
tenants

Novogradac & Company
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Oleander Terrace Apariments, Lemoore, California;

- DELINEATION OF MARKET AREA

PRIMARY AND SECONDARY MARKET AREA

For the purpose of this study, it is necessary to define the market area, or the area from which
potential tenants for the project are likely to be drawn. In some areas, residents are very much
“neighborhood oriented™ and are generally very reluctant to move from the area where they have
" gtown up. In other areas, residents are much more mobile and will relocate to a completely new
area, especially if there is an atiraction such as affordable housing at below market rents. The
primary market area (PMA) for the Subject generally consists of the city of Lemoore and the
unincorporated community of Armona, and immediate surrounding rural -areas.  Specific
. boundaries are outlined below: o '

. North: West Lacey Boulevard
East; ~ 13™ Avenuc ‘
South:  Idaho Avenue , :
West: 19 ¥ Avenue (also known as State Highway 41)

The Subject site is located in the eastern portion of Lemoore, King County, California. Lemoore

is located approximately 30 miles south of Fresno and 28 miles west of Visalia. The Subject’s

primary market area (PMA) is gencrally defined as the city of Lemoore and the unincorporated
community of Armona, and the immediate surrounding rural arcas. According to market

participants, tenants aré willing to relocate throughout Lemoore and the surrounding areas in

order to locate good quality affordable housing.

The PMA boundaries and overall market health assessment are based upon an analysis of
demographic and socioecoriomic characteristics, target tenant population, political jurisdictional
boundaries, natural boundaries, experience of nearby comparable developments, accessibility to
mass transit or key transportation corridors and commute patterns, and market. perceptions.
Socioeconomic characteristics, development patterns, and political jurisdictional bc_)undaries’:' all
~ played into the determination of the eastern boundary. In general, 13" Avenue functions as a
- primary dividing line between the unincorporated community of Armona and the city of

Hanford, which is a larger city than Lemioore with more amenities and services. Additionally,
we felt that this was an appropriate boundary as Lemoore has a differing median income than
Hanford, as well as separate school districts. Development patterns play into our determination
of the southern, western, and northern boundary. - Areas beyond the southern, western, and
northern boundarics are rural and would not likely draw potential tenants to the Subject.
According to several property managers in Lemoore, the majority of tenants come from the
Lemoore area and are not from remote rural areas of Kings County. - :

We recognize several sub-markets exist within this PMA; however, market data demonstrates
that a significant amount of the renter base considers housing opportunities within these
boundaries. Given the opportunity to locate good quality affordable housing, the renter base will
move within these areas. We anticipate the majority of demand will be generated from this
geographic area. However, leakage is expected from outside the PMA from other parts of Kings:
County. : ' : '

The secondary market area (SMA) for the Subject is_'ﬂ_'le Hanford-Corcoran, California MSA,
which is comprised of Kings County. Maps outlining the PMA and SMA can be found on the
. following pages. ' ' : '

Novoradac CompanyLLP
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Comparable Properties Map

COMPARAELE PROPERTIES

# Property Name B Distance
1 _Alderwood Aparfments - | LIHTC | - 1.1miles
2 ___Country Club Apts L LIHTC 0.9 miles
3 . Montclair Apartments 1 LIHTC. ' 1.4 miles
4 Montgomery Crossings LIHTC/USDA. 1.4 miles
5. . Westberry Square Apartments, LIHTC - 1.0miles
6 _Ashley Court Apartments | _ Market 1.2 miles
7 . College Park Apariments Maket | 1.8 miles
8 Heritage Apartments } Market | 1.0 miles
9 Lakeview Apartments N Market N 0.5 miles
10 _ Olive Dee Apartments Market _ 1.0 miles -
11 Park Place Apartments Market 0.9 miles
12 Valley Oak 4 Market | = 1.Omiles

ogradac & Company LLP
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Locatlona[ Amemtles and Distances from the Site
The Subject will be located in ¢lose proxm‘ry to most services and amenities. The folIowmg
maps ﬂlustrate the d1stances .of various services from the site.

Locatiorial Amenities Map I

. LOCATION AMENITIES .

Lemoore Elemeritary School (K-6)

Eleémentary Schiool

0.1

1
2 KART Bus Stop @ 1 8% Ave. & E. D St. Public Transportation 0.3
3 Lemoore High School High School 394 yards
4 Shell Gas Station - (Gas Station 0.4
5 Super Mercado . Grocery Store 0.5
6 | Wells Fargo Bank Bank 0.6
7 Rite Aid Pharmacy 0.6
8 Lemoore City Park Community Park 0.49
g . Lemoore Branch Library Library 0.62
10 Liberty Middle School {(7-8) Middle School | 14
1 Hanford Mall Retail 6.1
12 Hanford Community Hospital Hospital 6.8
13 Cenfral Valley Healthi Healthcare 231 yards
14 Leoni Pharmacy Pharmacy 0.49 miles
15 Fresh N Easy Supermarket Grocery 07

No'ogladc mpny LLP
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Map Number

- LOCATION AMENITIES

Service

Distance

(Miles)

1 Lemoore Elementary School (K-6), Elementary School 0.1

2 KART Bus Stop @ 18- Ave. & E. D St . Public Transportation : 03

3 Lemoore High School ) High School 394 yards
4 | Shell Gas Station, Gas Station 04

5 Super Mercado Grocery Store 0.5

6 Wells Fargo Bank ] Bank 0.6

7 Rite Aid Pharmacy 0.6

g Lemoore City Patk Community Park 0.49

g Lemoore Branch Library Library 0.62
10 Liberty Middle School (7-8) Middle School 14

11 Hanford Mall Retail 6.1

12 Hanford Community Hospital Hospital 6.8

13 Ceniral Valley Health Healthcare 231 yards
14 Leoni Pharmacy Phamacy 0.49 miles
13 Fresh and Easy Supermarket Grocery 0.7

Norrdac & CayLLP 7 ) i - 7 '



SITE CHARACTERISTICS
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The location of a multifamily property can have a substantlal negative or pos1t1ve impact upon
the performance, safety, and appeal of the pr0]eet The site description discusses the physical
features of the site, as well as the layout, access issues and trafﬁe ﬂow

. Location:

The Subject is a proposed new construenon LIHTC
apartment development located at 532 Oleander Avenue in

. Lemoore, Kings County, California, 93245

Shape:

Size:

F roﬁtage:

Current Zoning: |
Topography/Existing
Improvements:

Vegetation:

Proximity to Adverse Conditions:

Drainage:

Soil and Subéoil Conditions:
Flood Plain:

Environmental:

The Sllb_} ect site is generally L-shaped. -
The size of the two parcels which comprise the Subj ect site
is 4.91 acres.

The site will have frontage along the south side of D Street .
the northi side of Oleander Avenue, and the east side of

' SIIllﬂl Avenue.

According to the City of Lemoore, both Subject parcels are
zoned RM-3, medium density residential. :

The site is vacant land which exhibits generally level
topography. - -
The Subject has natural vegetation indigenous to the area.

At this timeé, we are unaware of any detrimental influences
that would unpact the value of the Subject.

Drainage appears adequate, however, no specific tests were
performed.

: We were not provided with soil surveys

Accordmg to www. ﬂoodmsmhts com Community Pancl

" Nimmber 060089 0167C, dated June 16, 2009, the Subject is

located in Zone X, an area determined to be 0uts1de the 100
and 500-year flood plains.

We were not provided with an environmental assessment
report. We did not observe any environmental hazards
during our site inspection. However; we are not experts
within this field.

Novograc & Company LLP
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Access and Traffic Flow
The Subject is accessible via East D Street and Oleander Avenue ‘both moderately traveied two- .
lane roads that generally traverse east/west through the central portion of Lemoore. Both roads
provide direct access to 18™ Strest, 4 main thoroughfare which traverses north/south through the
central portion. of the city. Eighteenth Street connects with State H1ghway 198 approximately
0.8 miles southwest of the Subject site. State Highway 1938 generally {raverses east/west and
provides access to Armona and Haniford to the east and Lemoore Naval Air Station o the west.
Additionally, State Highway 198 connects with State Highway 41 approximately 2.25 miles
southwest of the Subject site. State Highway 41, also known as 19 % Avenue, travels
north/south along the western edge of Lemoore and prcmdes access to Fresno to the north and
Stratford and Kettleman City fo the south.

V1s1b1hty/V iews

The site has excellent ws1b111ty from D Street to the north, Oleander Avenue to the south, and
Smith Avenue to the west. Views to the north, northeast, and cast of the Subject consist of
vacant land. Furihier east, single family homes are visible. Views to the south, northwest, and
‘west cbﬁsist of single family homes ranging in condition from average to good.

Crime Statistics

The following tables show data of crime statistics for the city of Lemoore and Kings County
from 1998 to 2008. For companson purposes, the followmg cnme statistics are per 100,000
persons.

CRIME STATISTICS — LEMOORE, CA 1998-2008
Robbery Aggravated Motor Vehlcle

Murder Rape Total Assault Burglary - L Larceny
- 1998 6.0 478 | 538 | 233.0 752.8 © o 316.6 '  2,688.5
1999 5.6 28.2 73.3 . 2536 743.9 2423 _ ) 2,023.1
2000 0.0 25.4 60.9 " 137.0 664.6 142.0 887.8
2001 0.0 16.9 74.7 283.9 . 6475 |- 358.6 1,902.6
2002 _ 0.0 . 44.0 73.4 2789 523.6 | . 5432 - 2,671.8
2003 | 47 23.5 704 - 253.6 497.7 394.4 22632
2004 4.6 50.4 - 22.9 - 284.0- 421.4 - 306.9 . 2,001.6
2005 0.0 402 | 40.2 - 268.1 643.5 446.8 ' 2,305.7
2006 8.7 39.3 26.8 " 292.5 480.3 371.1 1,956.1

2008 12.8 38.4 72.5 113.1 515.7 387.9 ) 2,220.7
Source: HUD State of the Cities Data Systems (SOCDS), 3/‘2010 ‘ e

CRIME STATISTICS- KINGS COUNTY. CA 1998 208 _
Robbery Aggravated Motor Vehicle

Marder Rape

Total  Assault = DUrERTY Theft Larceny
1998 55 245 | 191 278.0 545.0 191 9783
1999 0.0 16.7 27.8 2534 4762 C 111 710.0
2000 2.6 20.5 257 | 1824 488.0 - 385 398.1
2001 2.5 17.7 45.4 158.9 4%4.3 12.6 496.8
2002 2.5 24.8 22.3 121.4 5277 14.9 502.9
2003 [ 89 20.8 47.5 228.5 581.5 17.8 | 863.4
2004 .| 5.8 46.2 433 | 1791 641.5 20.2 : 814.8
2005 8.7 46.2 46.2 361.0 854.9 40.4 1,042.7
2006 29 37.7 40.6 208.9 5ma4 ) 20.3 1,187.0
2008 12.0 17.9 65.7 242.2 555.8 35.9 [ 7809

Source: HUD State of the Cities Data Systems (SOCDS), 3/2010
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As indicated in the previous tables, overall crime rates within both areas have fluctuated over the
last few years. Observations of the PMA and interviews with apartment managers and market
participants do not reflect significant crime problems in the arca.

Summary . | - T _ .
The Subject will provide affordable multifamily -housing and will represent good quality
apartments that are in demand in the area. The site is located withiti close proximity to all major

shopping, schools, and recreational @menities, and is located within a largely residential
" neighborhood. The constrction of the Subject, as proposed, will positively impact the
neighborhood and the availability of affordable family housing in the Subject’s PMA. The

neighborhood is well suited for this type of housing.

Ngrdc Company LLP _
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MARKET AREA ECONOMY
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MARKET AREA ECONOMY

The following di_écussioﬂ inc’lﬁdes an analysis of the Market_Area Economy. This section
presents and analyzes information regarding employment by industry, major current employers,
and unemployment trends. The Subject is located in Lemoore, in northern Kings County,

California. Some economic data is not available at the PMA level, which is noted where
appropriate throughout this section of the report. : '

Kings County is an Irfegular shaped county located in the south-central portion of the state of
California. The county is bordered by Fresno County to the north and west, Tulare County to the
east, Kern County to the south and Monterey County fo the southwest. US Highway 41 traverses
north/south across the county and is located approximately 2.0 miles west of Lemoore,
Additionally, State Highway 198 traverses cast’west throughout the central portion of Kings
County and is located approximately 2.1 miles southwest of the Subject.

Kings County is located in the San Joaquin Valley, which serves as one of the world’s most

productive agricultural areas. Agriculture, manufacfuring, and food processing-related industries
serve as a major source of employment within the county.

The Subject is located in the city of Lemoore, which is hiome to Lemoore Naval Air Station, the
newest air station in the United States Navy. According to the Economic Impact & Vital
Statistics Data 2003 report, the combined annual payroll of all personnel employed at the base
was $270,129,624 in 2002. Furthermore, according to the most recent Base Closure and
Realignment Commission (BRAC) report, the Lemoore Naval Air Station will have a net
increase of 79 jobs, including 44 military and 35 civilian positions. '

Novogradac & Company LLP obtained economic information from the U.S. Bureau of Labor
Statistics, California Employment Development Department, City of Lemoore, Kings County,
. Kings County Economic Development Corporation, and ESRT Business Demographics 2009, a

pational data proprietor. These data sources are copsidered the most reliable and current. :

Novog
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Employment by Industry ,
The following table illustrates The dlstnbunon of employment by mdustly sector Wlﬂ:m:l the PMA
and MSA

2009 EMPLOYMENT BY INDUSTRY. - .
PMA MSA

Number Percent Number - Percent

Oceupation _ Employed ___Empioyed - Emploved _ Employed

'Agnc/ForestnyFlshmg/ﬂuntmg 867 | A% i} _12.5%
Mining , | 36| 0.3% s 0%
| Construction’ , |- 504 48% 2,340  4T%
Manufacturing - 652 53% . | 2951 _59%
Wholesale Trade 242 : 2.0% : 1,371 2.8%
Retail Trade - - 1,290 105% 5,107 10.3%
Transporiation/'Wirchousing . | 447 _3.6% ' 1,567 3.1%
Utilities 104 08% 326 0.7%
Information 0 135 | 1.1%. 403 0.8%
Finance/Insurance , 229 ) 1.9% 928 1.9%
| Real EstatefRentaULeasmg ) 317 2.6% 737 1.5%
Prof/Scientific/Tech Services - _ 199 1:6% 1,006 | 2.0%
Mgmt of Companies/Enterprises 29 0.2% 126 0.3%
Admin/Support/Waste Mgmt Services 441 3.6% 1,435 2.9%
Educational Services - 1,620 13.2% 5768 .| 11.6%
Health Care/Social Assistance 1,533 12.5% 665 | 13.4%
Arts/Entertainment/Recieation. 344 2.8% 921 1.9%
Accommodation/Food Services ' 759 . 6.2% 2,746 5.5%
Other Services (excl Public Adm.) 657 . . 53% 2,569 5.2%
Public Administration - 1,794 14.6% 6,426 12.9%
. Total Employment 3 ' 12,289 100:0% 49,759 100.0%

Source: ES_‘RI Business Demographics 2009; Novogradae & Company LLP, 3/2010

As depicted above, employment within the PMA is greatest in the public administration sector

followed by the educational services and health care/social assistance sectors. Comparatively,
- the largest employment sector in the MSA is thé health care and social assistance sector,
followed by public administration and the agnc/forestry/ﬁshmg/huntmg sector. The majority of
jobs in these industries typ1ca]ly pay lower wages which may indicate a need for additional
affordable housing options in the area. :

ovogrdac & ompan LLP | 7 ‘ . ] l .37
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The ESRI data is based upon 2000 Census information, which is trended in order to forécast
current data. The California Employment Development Department publishes 2008 data for
Kings Cotmty that we beliove presents a better indication of employment by sector, and is shown
in the following chart. : '

~ EMPLOYMENT BY INDUSTRY - KINGS COUNTY __
Industry 2003 % 2004 %

Agricalture - o 1 7100 | 17.8% | 7,700 | 18.6%
Natural Resources, Mining, and ' . ' 1

Consfruction ' 1,300 3.3% 1,200 | 3.0% 1,400 3.4%
Mamfacturing ' ' 3800 | 9.6% | 3,800 | 9.5% | 3,900 94%
Trade, Transportation and Utilities B 4800 12.1% | 5,000 12.5% 5,300 12.8%
Information o 300 | 08% | 300 0.8% 300 0.7%.
Financial Activities v 1,300 3.3% 1200 | 3.0% 1,100 2.7%
Professional and Business Acﬁvities' 1,300 | 3.3% 1,300 3.3% 1,200 2.9%
Educational and Health Services 3,300 83% | 3300 | 8.3% 3,400 82%
L eisire and Hospitality | 2500 | 63% | 2500 | 63% 2700 | 6.5%
Services N 1 700 | 1.8% 600 1.5% 600 1.5%
Government ‘ . 13.400 | 33.7% | 13,600 | 34.1% | 13,700 | 33.2%
Total Employment ‘ [ 39,800 | 100.0% | 39,900 | 100.0% | 41300 100.0%

2008 %

Industry 2006 % 2007 %

Agriculture o §800 | 204% | 9300 | 20.7% | 6,700 | 15.3%
Natural Resources, Mining, and . ‘ )

Construction ' 1,400 3.3% 1,400 3.1% 1,200 1 2.7%
Manufacturing - | 3,900 9.1% 4300 | 96% | 4,600 | 10.5%
Trade, Transportation and Utilities | 5,400 12.5% 5,500 12.2% 5600 .| 12.8%
Information 300 | 0.7%. |. 300 07% | 300 | 0.7%
Financial Activities , 1,100 2.6% | 1100 | 24% 1,000 2.3%
Professional and Business Activities | 1200 | 2.8% 1,000 | 24% | 1,100 2.5%
Educational and Health Services 3,600 3.4% 3600 | 8.0% 4400 | 10.0%-
‘Leisure and Hospitality o 2,800 6.5% 2800 | 62% 2,800 6.4%
Services - ' 600 1.4% 600 1.3% 500 1.1%
Government i 14,000 | 325% | 14900 | 33.2% | 15,600 | 35.6%
Total Employment 43,100 | 100.0% | 44,900 | 100.0% | 43,800 | 100.0%

Source: Califomia Employment Devélopment Départment; Novogradac & Co. LLP, 32010

Tn 2008, the government industry was the largest in Kings County, followed by agriculture,
trade, transportation, and utilities, and manufacturing. These four industries accounted for
approximately 74.2 percent of total employment in Kings County in 2008. Government
~ represents 35.6 percent of total employment, while agriculture represents 15.3 percent of total

“employment, which are both considerably higher than ESRI projected data. We believe the data
provided by the California Employment Development Department better demonstrates the
~ significance of the government and agriculture sectors within the area.

Novogradac & Company LLP
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Major Employers
The economnic base in the coimty is heawly reliant on the government agncultural and
manufactm—mg sectors, as'indicated in the fo]lowmg chart

KINGS COUNTY MAJOR EMPLOYERS — 2010

Number of
Emplo\ er Name Location Industry . Employees

Lcmoore Naval Air Station . Lemoore " Unifed States NavyBase© | 5,000-9,999

_ California State Prison B _ Corcoran | o " State Prison 1 1,000-4,969

‘Corcoran StatePrison . |  Corcoman | State Prison 1,000-4,999

___ Del Monie Foods ‘Hanford | .. Food Manufacturer | 1,000-4,999

- Kings County Government Center Hanford . ~ County Government _ 1,000-4,999

) Tachi Palace Hotel & Casing ' Lemoore | L ' Hotel and Casine . 7 ,' 1,000—4,999

- Warmerdam Packing _ Henford |  Fruits and Vegetable Grower & Shipper | 500-999
= Wal-Mart Supercenter 7 | Hanford c Department Store 500-999
Hanford Community Medical Centef Hanford ) : Hospitals =~~~ 500-999
Haoford Community Hospital Hanford B - Hospital - .|  250-499
Central Valley Meat Company ) Hanford ) Meat Packer B 250-499
Con Agra Foods Henford | Food Broker L 250499
Lemoore High School Lemoors Public School | _250-499
Leprino Foods Company ' Lemoore Cheese Processor & Manufacturer 250-499
US Naval Hospital ‘ . Lemoore Hospital | 250-499
Exopak, LLC _ Hanford Plastics-Foil & Coated Paper 100-249
JG Boswell Company _ Corcoran Cotton Goods Manufacﬁ;rer’ ~ 100-249
Nichols Farms Hanford . Feod Manufacturer _100-249
Keenan Farms Ketfleman City . Food Manufacturer 100-249
West Hill College- Lemoore . Lemoors | Schools- Universities & College Acadernic '100-249
Sentinel . Hanford | : Newpaper : ' 100-249
K-Mar} Lemoore Department Store 100-249

Source: Califomia Employment Development Dept; Novogradac & Company LLP, 3/2010

The precedmg table details the major employers in Kings County. Lemoore Air Force Base
scrves as the largest employer in the county; followed by the two correctional facilities located in
Corcoran. Businesses within the manufacturing and agriculture sectors, such as Del Monte
Foods, also employ a significant number of area residents. .

Novogradac & Company LLP N | I
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The following table outlines the major agricultural employers within Kings County.

T

~KINGS COUNTY MAJOR AGRICULTURAL EMPLOYERS
Name of Company Location Number of Employees

Del Monte Foed - ‘ Hanford - TADD
JG Boswell Company '| Corcoran | 1,200 .
SK Foods . - | Lemoore | 500
Leptino Foods-West. Iemoore 327
| Marquez Brothers . L Hanford | 306
-Leprino Foods-East . ' | Lemoore | 291
_Central Valley Meat Co. Hanford L 270
Conagra Foods Ine. | Hanford , 250
Warmerdam Packing - Hanford 250
Netto AG Inc. . ) Hanford - 136
Mt. Whitney Packing , | Corcoran 123
Keenan Farms Avenal |- 100
Gilkey Enterprises : | Corcoran 50
Penny Newman Milling ) - Hanford "~ 48
| Baker Commodities ‘ Hanford 40
| Verdegaal Brothers . Hanford 30
_Fagundes Agribusiness ‘ Hanford 25
-| Beco Dairy Automation " Hanford 20
Hansen Farms ‘ Corcoran 20
Western Farm Service Hanford 20
Bio Producis, Inc. | Corcoran 19
- Agusa, Inc. : Lemoore | 18
Cargill Ine.-Nuirena Feed Division Hanford 17
Lacey Milling Co. ~ ' T Hanford | 15
Silveira's Ground Service, Ine. Hanford 15
Integrated Gran & Milling , Hanford ' 1
"Mineral King Minerals - Hanford .

“Source: Kings County Economic Development, 3/2010.-

Thirty-nine of the Subject’s units will be set-aside for farmworkers. As is evident from the table
above, agriculture and its affiliated industries are a significant component of the Kings County
economy. : - o | '

Employment Expansion/Contractions ‘ :

We contacted James Salyer with the Kings County Economic Development Corporation, in order
to obtain information regarding local employment expansion and contraction. According to Mr.
Salyer, there has been employment growth in the area within the year. Currently, 2 new hospital
in the City of Hanford is under construction, and expected to be complete in 2010. Marquez
Brothers [nternational, a cheese manufacturing company located in Hanford expanded operations
by 30 employees over the last year. Northland Process Piping, which is located in Lemoore,
added 40 new employment positions in 2009. Additionally, Mr. Sayler indicated that Lemoore
has seen significant retail growth within the last year, including a new Rite Aid, Walgreens, and
Fresh and Easy. grocery store. Further, Mr. Sayler indicated that a fragrance and flavoring
manufacturer is currently considering moving its headquarters to Kings County, although no
final decisions have been made yet. ‘

Novograc & opan LLP
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Conversely, Mr. Sayler indicated that there also have been some employment contractions w1thm
. the county, Western RV, a RV manufacturer, closed in Lemoore. M. Sayler did not know how
many positions were lost. In Corcoran, Hormac Manufacturing downsized by 31 employees,
while-a paper plant in Hanford lost 86 employees

Overall, it appears that the recession has had a ne; gatwe impact in ngs County, with the closing -
of several businesses. Further, employment data indicates that there has been a significant
number of jobs lost over the past year in the County However, there has beer employment -
growth over the past year, with several projects in the works that have the pofential to create job
growth in the future.

Economic Impact of Mortgage Crisis -

We researched several local, regional, and national data sources and publlcauons in order to
ascerfain information ‘pertaining to the mortgage crisis, and its lmpact on-the Tocal market.
Overall, California continues to be it hard by the mortgage crisis. According to an article
pubhshed January 21, 2010 by www. dgnews.com, of the existing homes sold in California in
-December 2009, 41.0 percent were properties that had been foreclosed on during the past year, .
which is down from 52.2 percent in December 2008, The article also indicated that “Indicators
‘of market distress continue to move in different directions. . F oreolosure activity is off its recent
peak but remains high by historical standards.” :

" In terms of sale pnoes the area continues to experience lows, although pnces are beginning to
slowly recover. Several data points arc published monthly for area counties and cities by
www.dqnews.com. For Kings County, sales volume increased by 4.1 percent between
December 2008 and December 2009; however, the median sale price decreased by 17.6 percent
during this dame time period. It appears that the county has been mpacted by the current
mortgagé crisis over the past year; however, the area is slowly startmg to see increases in sales
volume. = -

According to www.realtytrac.com, California ranked first in the country for the number of
foreclosures in January 2010. In January 2010, there were 71,817 foreclosures within the state of
California. * Kings County ranked 38" in the state during this 'same time penod with 187
foreclosures. Overall, it appears as if the state of California has been dramatically impacted by
the current national recession to date, while the MSA has been impacted as well.
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~ Employment and Unemployment Trends

Employment and unemployment statistics for Kings County, the state of California, and the
hation are shown in the table below. ' o

EMPLOYMENT AND UNEMPLOYMENT TRENDS, 1993-DECEMBER 2009 .
Kings Countv, California State of California usa
Taotal %o Unemployment Total Y Unemployment Unemiployment
Change Rate Employed Change Rate Rate

Employed

1998 1. 37,200 -1.6% ©13.9%- 15203,700 | 29% |~ 60% | 45%
1999 37,200 0.0% T13.2% | 15,566,900 | 24% | . 53% A%
2000 | 44,300 19.1% 10.0% 16,024,300 | 2.9% 4.9% 4.0%
2001 44,900 1.4% 10.7% . 16,220,000 | 1.2% 54% - 47%
2002 45,900 2.2% 11.7% 116,180,800 | -0.2% . 6.7% 58%
2003 | 47,200 2.8% 12.0% 16,227,000 | 0.3% 6.8% 6.0%
2004 | 47800 | 13% | 11.0% | 16444500 | 1.3% 6.2% . 5.5%
2005 | 49,300 3.1% 035% - | 16,782,300 | 2.1% 5.4% 5.1%
2006 50,900 3.2% 8.3% | 17,025300 | -1.5% 4.9% ' 4.6%
2007 | 53,443 4.8% 8.7% 17,208,903 | 1.1% 5.4% 4.6%
2008 52,746 -1.3% 10.7% 17,059,574 | -0.9% 7.2% 5.8%
Dec- . : ; . - 5
2009 49,205 6.5% . C17.1% 15989,277 | 63% | 12.1% 10.0%

Source: US Burean of Labor Statistics, Novegradac & Compary LLP, 3/2010

Unemployment rates over the past three years have increased, and the current unemployment rate
is 17.1 percent. Additionally, employment levels decreased from 2007 to 2008. The most recent
trend of increasing unemployment rates and decreasing employment levels is attributed to the
curreitt economic recession, ' - ‘

_ Similarly, unemployment rates in the staté have increased over the past several years and the
current unemployment rate is 12.1 percent. Unemployment trends in the county has historically

~ mirrored that of the state, with the county typically experiencing unemployment rates higher than
that of the state. Emiployment levels have dropped in state from 2008 to the present, which is -
also likely a result of the recent economic recession. o :

It is important to note that the refatively ]ﬁgh unemploymént rate in the County is attributed to
the prevalence of seasonal agricultural employment. The growing season in Kings County
generally runs from March to November. s '

Novog
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Avallablhty of Affordable Housmg '

The following chart identifies existing affordable housing: developments within the Subjeet’
PMA. A search of HUD’s Section 8§ database, LIHTC database TCAC’s list of LTHTC projects,
and the USDA property database was performed

EXISTING AFFORDABLE PROPERTIES [N PMA.

Distance
Year Buill!  Housing Primary Wailing Total from

Property Name Loratien Renovaled  Propram Temaney  Unil Mix List Oecupaney Tinits Enconiv Levels Subjeci
Conntry Chib Aparfnents 1040 Blake St. 1089 LIHTC Family 2, 3bms No 93.5% 40 55% AMI .8 miiles
Alderwood Apariments 990 Fox 8t. ° 1998 1IHTC Family }1,2,3 dbrs Yes 100.0% |, 80 40%, 60% AMT .0 miles
Westherry Square Apfs 1195 E. Hanford Armona Rd. 1998 LHTC Family | 1,2,3,4brs No FT.0% 100 50%. 60% AML 0 miles

{Montolair Apartments 150 8. 9th 8t. 1959 LHTC Family 2. 3brs Yes 100.0% 20 A4%, 46%. 48% AMIL 1.4 miles
Villa San Joaquin __[200 Nogth 19th Ave, . 2004 | LHTC/USDA | Family 2brs Yes 100.0% |- 36 30% of tenants income 1.3 miles
Kings River Apartments 1600 W Bush St, 1592 UsDA - | Family {0.1,2,3bs| . Yes NfAv 44 30% of tepants income 1.7 miles |-
Lemoore Eldedy Apartments _ |601 E St. N/A SDA Senior 1brs Yes 100.0% |. 23 30% of tonants income 0.9 miles
Montgomery Crossings 1150 Tammy Lane 2009 ) LIHTC/USDA | Family 234 brs Yes 100.0% 57 30. 50, 55, 60% AMI 1.4 miles
Lemoore Ville 399 E Hanford Armona Rd. © WN/A USDA Family 2brs ~ Yes N/AY ‘28 | 30% oftenants income 0.9 miles

- |Mountain View ARarh'nenls |58 E Hazelwood Dr., 1988 ._USDA Semior b Yes 100,0% T 0% of tenants income 1,1 miles

The affordable propertles in the PMA are expenencmg occupancy levels rangmg from 93.5 to
100 percent, and most maintain waiting lists. Five of the LIHTC properties will be further
detailed in the Comperitive Rental Market section of this report

Wag_es by Oceupaﬁou

"KINGS COUNTY, CA AVERAGE SALARY-1" QUARTER 2009,

Average Average
Number of Hourly Annual
Oeccnpational Title Emplovees Wage ‘Wage
Total all oceupations - R B L 38,820 | $19.66 |  $40,892
Management Occupations ) 0 1,010 ~ $40.90 $85,085
Business and Financial Operations Occupa’mons , 780 - $26.97 ‘$56,088 )
Computer and Mathematical Occupa‘uons‘ ) 190 $30.88 - $64,241
 Architecture and Engineering Occupations 1220 $33.86 $70,427
Life, Physical, and Social Science Occupations 220 $32.73 $68.073
Community and Social Semces Occupations : s - 630 - $30.90 $64,264
Legal Occupations ' ' _ 80 - $35.92 $74,712
Education, Training, and Library Occupatlons ' ' 3,660 $21.40 $44,521
Arts, Design, Entertainment, Sports, and Media Qccupations , 90 $21.07 |  $43.810
Healthcare Practitioners and Technical Occupations 1,810 $36.79 $76,530
Healtheare Support Occupations = ' . 1,130 | $1267 - $26,365
Protective Service QOccupations T 4,040 -$32.51 $67,629
Food Preparation and Serving-Related Occupations 2,930 © $10.02 $20,846
Building and Grounds Cleaning and Maintenance Occupations 1,010 | $12.04 $25.455
Sales and Related Occupations ‘ : 3,170 $13.72 $28,532
Office and Administrative Support Occupationg ] 5,250 __$15.08 $31,354
Farming, Fishing, and Forestry Occupations , - 3,240 $9.66 $20,107
Construction and Extraction Occupations 1,180 $24.54 $51,029
Installation, Maintenance, and Repair QOccuipations , 1,740 $20.19 | $41,989
Production Occupations . 2,630 $16.90 $35,149
Transportation and Material Movmg Occupations 2,990 $17.72 $36,847

Source: California Economic Development Department, Novogradac & Company LLP, 3/2018
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| The previous table details the average houﬂy and anniual wages by employment classification.
Thie classification with the lowest average hourly wage was farming/fishing/forestry occupations,
at $9.66 per hour. The highest average hourly wage of $40.90 was in thanagement occupations.

The qualifying incomes for the Subject’s tenants will range from $11,370 to $32,700 which
encompasses a significant portion of the employment in the area. Utilizing the lower end of the
wage range of $9.66 per hour at 2,080 annual hours equates to an annual wage of $20,093., The
 uppet end of the qualifying income at $32,700 corresponds to an approximate hourly wage rate
of $15.72; An element not reflected inl the wage rate data is that many positions represent part-
time employment, and starting rates are. typically lower than mean wage rates. Data from the
California Bconomic Development Department Occupational Employment Statistics Survey
demonstrates that a significant range exists below and above the mean wage rates. ' '

Commuting Patterns .- ‘ y o
The chart below shows the travel time to work for the PMA according to ESRI data.

COMMUTING PATTERNS

Average Travel Time . 21.2 Minutes - i
" Travel Time<Smin, C o462
59min - - L 1,282
- 10-14 min " 1,380
_15-19 min 2,456
20-24 min ‘ 1,164
25-29 min 1. 394
.30-34 min 011 -
35-39min . - T 345
" 40-44min - - 342
. 45-59 min 666
60-89 min - 247
90+ min 112 -

Source: ESRI Business Systerns; Novogradae & Company LLP, 3/2010

As shown abové, the average travel time for individuals in the PMA is 21.2 minutes. The largest
category of commuters is the 15 to 19 minute category, followed by the 10 io 14, and 5't0.9
minutes ranges. The data indicates that most area residents are employed within the Lemoore
area, but a significant percentage may commute to surrounding cities, such as Hanford.

Conclusion B

The education, agriculture, trade, transportation, and utilitics, and manufacturing sectors play a
significant role in the viability of the area economy, as well as the naval base. Thirty-nine of the
Subject’s units will be set-aside for farmworkers, which bodes well for the Subject as agriculture
and its affiliated industries comprise a large part of Kings County’s economy: The
unemployment rate within the county has increased and is higher than that of the state and the
nation, which is attributed the cumrent economic recession. Overall; it appears as if both
Lemoore and Kings County have been impacted by the current national economic recession to
date. The fallout from the mortgage crisis has also had a further negative impact on the local
economy. However, it is reasonable to assume that the current economic climate has resulted in
an even greater need for additional affordable housing options, such as the Subject, given current
leasing activities at the LIHTC comparables. . | : :

Novogradac & Company LLP
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POPULATION, HOUSEHOLD, AND INCOME TRENDS

In this scction we comparé population, houschold, and income trends in the PMA with the
secondary market area (SMA). The. primary market area is defined as a rectangular arca
encompassing the citiés of Lemoore and Armona. The SMA is the Hanford-Corcoran, CA
Metropolitan Statistical Area (MSA) which incorporates all of Kings County. All information is
provided t¢ us by ESRI Business Systems and HISTA Ribbon Demographics, national
proprietary data providers. ' B —_— o '

~ According to the developer, the estimated time of market entry for the Subject will be the 4™
Quarter 2011, All estimates have been projected to that date. The data is presented for both the
PMA and the MSA in which the proposed project will be located. , ‘ : ‘

POPULATION TRENDS
Total Population .

The table below illustrates total population in the PMA and MSA from 1990 through 2014,
including the projected population at the time of market entry. -

TOTAL POPULATION L
PMA : . MSA
Number Annnal Change =~ Nuomber Annual Change

1990 © 18,511 : - 1 101,469 o -
2000 - 24419 - 32% 129,461 2.8%
2009 _ 30,694 2.8% 155,116 2.1%
Projected Mkt. Entry 32,142 21% - 160,223 ' 1.5%
2014 . - |- 33912 - 2.1% " 166,464 ' 1.5%

Source; ESRI Business Demographics 2009; Novogradac & Company LLP, 3/2010

Total population in both the PMA and MSA is growing consistently. In fact, between 1990 and |
2000 population growth within the PMA exceeded three percent annually. Since 2000, total

“population within the PMA has continued to grow, albeit at a slightly slower pace. Within the
MSA, total population is also growing, but at a rate slower than the PMA.

Novogadac & ompay LLP
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Populatlon by Age Group ‘ ' .
The table below illustrates populatlon by age group in the PMA and MSA from 1990 through
© 2014. This table also includes the proj jected populatlon at the time of market entry '

POPULATIOIL BY AGE GR]_ UP

Age Cohort Pra]ected Mkt. Entry
5-9 | 1,810 2,343 . 2658 o 2835‘ R
10-14 1,595 2345 2,347 o 2481 -1 2644
15-19 1,514 2242 2,393 . 2,327 2,243
20-24 1,569 1,809 © 2,624 2,608 o 2,580 |
2529 ' 1,663 1,780 3,037 . 3,078 3,132
30-34 1,619 1.850 2,205 2,739 b 3,282

3539 1,487 1,953 2,011 o 2182 . 2,390 |
40-44 01,206 | 1,886 1,938 . 1,948 1,960
45-49 - 920 1,512 1,084 © 1,912 1,825
50-54 757 1,191 1,787 . . "1,813 ‘ 1,844
. 35-59 641 836 . 1407 ' 1,528 - 1,675
60-64 562 705 _ 1,014 1,135 o 1,282
65-69 465 549 687 795 927

- 70-74 T 366 | 485 ‘ 526 . 566 ' 613
75-79 . 278 336 , 390 ‘ 409 . 433
80-84 15 | ° 207 285 283 280
85+ 93 17 F210 | 228 " 250

Age Cohort 2 Pro_]ected Mkt. Entrv
S04 , 9417 | 10437 | 13,090 | | 13,638 | 14307 -
59 9,099 10,922 | 11,794 . 12,341 13,010
10-14 . 7,980 10,215 10,490 |, 10,967 ' - 11,550
15-19 _ 7,159 - 10,014 12,019 | 11,807 11,547
20-24 . 0,084 11,228 14,649 14,938 15,291
25-29 11,368 11,485 15,468 _ . 15,659 15,893
30-34 10,011 11,646 13,202 , 14,369 15,795
35-39 8223 11,881 | 12,345 12,762 _ 13,272
40-44 6,006 . 10,288 10,749 10,812 . 10,889
45-49 4585 7.917 9,793 9,517 9,180
50-54 3,616 6,000 | 8182 8.313 1. 8am
55-59 3,147 4359 6,632 7,076 . 7,619
60-64 - 2,959 3,503 5,004 : 5,486 6,076
65-69 2,592 - 2,831 3,531 4.023 4,674
70-74 2,056 - 2,438 2,674 , 2,902 3,180
75-79 1,591 - 1,930 2,158 . 2.7235- © 2330
80-84 932 1,269 1,705 1,695 1,683
85+ 654 1,089 1,631 - 1683 _ 1,746
Total 101,469 | 129,461 155,116 ' 160,223 166,464

Source: ESRI Business Demographics 2009; Novogradac & Company LLP, 3/2010
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. Number of Elderly and Non-Elderly ) :
The table below is an illustratiori of the elderly and non-elderly population within the PMA.

NUMBER OF ELDERLY AND NON-ELDERLY _PMA
PMA MSA

| Pog:l)lt:t]ion Non-Elderly  Elderly (651) PD;;’I‘;'&DB El;iﬁ;h Elderly (65+)
1990 - | 18,511 17150 | o 1361 | 101,469 | 930644 | 7.825 o
2000 | 24,420 | 22,726 1,694 129461 | 119904 9,557
. 2009 | 30,695 1 - 28597 . 2,098 155,116 | 143,417 - 11,699
Projected : . e . _
ML, Bntry 35,144 _29.,8-6:; 2,281 160,223 _147,685 12,538
2014 33,914 - 31,409 2,505 166,464 152,901 13,563

Source; ESRI Business Demographics 2009; Novegradac & Company L.LP, 3/2010

As.illustrated in the table above, within the PMA, population is greatest in the non-clderly
population, those aged 64 or under. The percentage of the non-elderly population within the
PMA currently exceeds the percentage within the MSA, which is also indicative of the need for
additional family housing options within the Subject’s local area. ' T

. HOUSEHOLD TRENDS

Total Number of House_holds S
-The table below illustrates the total number of households in the PMA and the MSA.

TOTAT, NUMBER OF HOUSEHOLDS
PMA MSA
Number Annual Change Number Ammal Change

1900 - | - 6180 | . = 20,082 | ‘-
2000 7886 - 27% © 34418 1.8%
2009 9,743 . 25% 40,526 1.9%
Projected Mkt. ] ] " ) ’ 1 g
Eniry 10,175 . : l2.0A;. 41,990 . 1.6%
2014 10,704 2.0% 43,780 , . 16%

Source: ESRI Business Dcmogi‘aphics 2009; Novogradac & Company LLP, 3/2010

Similar to total population growth, the total number of households in the PMA is growing at a
steady pace. The PMA is projected to experience stable growth over the next five years. The
MSA has also experienced steady household growth in recent years. With steady growth:
occurring in both areas of analysis, the demand for multifamily housing will continue to increase.

Novogrdc & Company
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Household by Tenure
The table below illustrates total households by tenure for the general populatlon

_ TENURE PATTERNS — TOTAL POPULATION = -
Owoer-Occupied Renter-Oc¢cupied Owner-Occupied Renter-Occupied
Units Units Units Units

Number %o Number % Numer 5 %o 7 Number %

2000 . | 4486 | 56.9% 3400 | 43.1% | 19253 | 559% | 15165 | 44.1%

2000 | 5470 | 561% | 4273 | 43.9% | 22515 | 556% | 18,011 . 444%
ﬁgﬁfy 5916 | 58.0% | 4260 | 420% | 24217 | S7T6% | 17773 | 42.4%
2014 | 646l | 604% | 4243 | 39.6% | 26298 | 60d% | 17483 | 39.9%

Sourée: ESRI Business Demographics 2009 NoVog'radec & Company LLP, 3/2010

As indicated, the total number of renter-occupzed housing units \mthm the PMA during 2009
representéd 43.9 percent of total houscholds; this percenfage is expected to decredse slightly
through 2014, Comparatlvely, the total nimber of renter—occupled households within the MSA
duririg 2009 was 44.4 percent, which is also prO_]eCth to decrease slightly by 2014. It is
important to not that this decrease in renter percentage is based on forecasts that were made prior
- to the recession, Given the housing crisis and the continued impact of the recession, many
economists aré expecting home ownership fo recede to more historic levels. As a result, the
current forecast may understate the extent of futuré renter households. Despite the forecast
decline in renter households, the area maintains a significant number of renter households.

Average Household Size
The table below ﬂlustrates average household 31ze

A_VERA_GE HOUSEHOLD SIZE

PMA MSA
Number Annual Change Annual Change
2000 . 3.09 R - 318 - '
2009 - 3.15 - 0.2% 3.24 - 0.2%
Projected MKkt. Entry 315 | 0.1% 3.25 0.1%
2014 316 0.1% - . 3.26 0.1%

Source: ESRT Business Demdgraphics 2009; Novogradae & Company LLP, 3/2010

As illustrated in the above table, the average household size in both the PMA and MSA
increased between 2000 and 2009. Both areas indicate an average household size that is larger
than the national average of 2.59 persons. This data suggests that there is demiand for large unit
sizes, which bodes well for the Subject’s unit mix of two and three-bedroom units.
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Renf:er Households by Number of Persons in the Household
The following tables show household size by renter tenure.

RENTER HOUSEHOLDS,BY_NUMBER OF PERSONS - PMA -

Projected Mkt .
Entry

Number %o Number % Number % Number

2000 2009 2014 .

With 1 Persofi . - 697 | 20.5% 011 | 20.5% 913 "] 214% | 916 20.5% .
With 2 Persons | 758 22.3% 953 223% | 952 | 223% 950 | 22.3%
With 3 Persons _ 751 22.1% | 919 22.1% | 909 21.3% 897 | 221%
With 4 Persons 659 194% | 836 | 194% | 827 19.4% 816 19.4%
With 5+ Persons 536 15.8% 653 | 15.8% 658 | 155% | 664 15.8%
Total Renter 3400 | 100.0% | 4273 | 1000% | 4260 | 1000% | 4243 | 100.0%
Households - ) _ - ‘ |

Source: Ribbon Demqgraphics 2007, Nnvﬁgradac & Company LLP, 3/2G10

" RENTER HOUSEHOLDS BY NUMBER OF PERSONS - SMA _

Projected Mikt
Enfry

Number % Number - % .. Number .

2000 2009 2014

Number %

With 1 Person = | 2,866 | 18.9% | 3,553 | 18.9% 3,564 | 201% | 3,577 18.9%

With 2 Persons. | 3,168 | 20.9% | 3,716 20.9% 3,636 | 205% | 3,538 209%
With 3 Persons 3,015 19.9% 3543 | 19.9% | 3467 19.5% | 3373 | 19.9%

With 4 Persons 2,725 18.0% | 3,201 | 18.0% | 3,139 17.7% 3,063 18.0% -
With 5+ Persons - | 3,391 224% | 3998 | 224% | 3,968 | 223% | 3931 | 224% |
EI‘“&IR“'““’I 15165 | 100.0% | 18011 | 100.0% | 17,773 | 100.0% { 17,482 | 100.0%

ouseholds : ‘

Source: ESRI Business Solutions 2009; Noﬁogradac & Company LLP, 3/2010

The Subject will accommodate houschold sizes generally ranging between two and six persons
persons. This range includes approximately 79.5 percent of the total renter population within the
PMA. . ' a '

vogadac & ompany LLP
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Lemoore, California;
* INCOME TRENDS

Assumptions of Income Projections ,

Novogradac & Company receives data from ESRI Business Systems and Ribbon Demographics;
national data providers. Data estimates and projections are based on the 2000 Census.
Household income by household size and renter tenure are provzded per TCAC market study
guidelines. Estimation of household incore by household size and renter tenure is allocated
based upofi occupied renter percentage in the PMA. - :

Household Income Distribution -
The following table illustrates houseliold income dlstnbuﬁon of the general popuiatmn in 2009,
2014, and estimated at the projected market’ entry date for the PMA and the MSA

HOUSEHOLD ]NCOME DISTR]BUTION PMA

2 roj d E r 3
Income Cohort 009 Projected Mkt Entry 2014

Number Percentage Number Percentage Number Percentage

$0-9,999 654 T 6.7% 6367 | 63% | 614 - 5.7%
$10,000-19,999 1,040 | . 107% 988 | 97% | 923 8.6%
$20,000-20999 | 1,134 11.6% 1,086 - 10.7% 1,027 9.6%
$30,000-39,999 | 1,130 | 11.6% 1,142 S 11.2% 1,157 - 10.8%
$40,000-49,999 1,169 C120% L 1,150 ©11.3%, 1,127 T105%
$50,000-59,999 | 884 C9.1% 95 | 94% | 1044 |  o8%
$60,000-74,999 1,202 13.3% 1,565 154% |. 1,898 17.7%
$75,000-99,999 | 1,077 11.1% 1,174 . 11.5% 1,201 - 12.1%
$100,000+ - 1,362 14.0% 1479 14.5% 1,622 15.2%
Total - 9,743 100.0% 10,175 1000% |- 10,704 100.0%

Source: Ribbon Demograph:cs 2007; Novogradac & Company LLP, 3/2010

HOUSEH_OLD INCOME DISTRIBUTION — SMA :

2009 Proj y 2
Income Cohort 00 rojected Mkt Entry 014

Number Percentage Number Percentage Number Percentage

$0-9,999 | 3226 - 8.0% 3,108 o 74% 2964 6.8%
$10,000-19,999 4,789 - 11.8% 43525 | 10.8% 4201 9.6%
$20,000-29,999 | 5,671 14.0% 5437 | 129% 5,150 11.8%
$30,000-39,999 5,058 12.5% 5,007 12.1% 5144 . | 11.7%
$40,000-49,999 4,621 11.4% 4,664 11.1% 4,716 10.8%
$50,000-59,999 3,428 8.5% 3654 | 87% 3,929 9.0%
$60,000-74,999 |. 5,753 14.2% 6,781 161% | . 8,036 18.4%
$75,000-99,999 3,714 9.2% 4,105 9.8% 4,583 10.5%
$100,000+ . 4265 10.5% 4,621 11.0% 5,056 11.5%
Total 40,526 | 100.0% 41,9990 100.0% 43,780 100.0% -

Source: ESRI Demographjcs Solutions 2009; Novogradac & Company LIP, 3;/201(_)

Annual income for income eligible households will range from $11,370 to $32,700.

Novograac& CompanyLP | - . I o 51 N
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Renter Household Income Distribution .
The following table illustrates the household income disiribution adjusted for tenure. ESRI data
indicates in 2009, of the 9,743 housing units, 4,273 are renter households and 5,470 are owner-
occupied households. Renter households therefore make up 43.9 percent of the occupied
housing units households. L ' : - ‘

RENTER HOUSEHOLD INCOME DISTRIBUTION — PMA

2009 Projected Mkt Entry

- 2014
Income Cohort

Number: . . .“Percentag_e - Number Percentage Nomber = Percentage

$0-9,999 535 1 12.5% o517 | 120% 494 11.6%
$10,000-19,999 716 16.8% 674 15.8% S 622 14.7% -

1 $20,000-29.999 735 17.2% 682 160% | 617  14.5%
$30,000-39,999 | 607 14.2% | - 595 O 14.0% 580 - 13.7%
$40,000-49,999 549 12.8% 5310 12.5% 511 C12.0%
$50,000-59,999 | 261 6.1% 280 | 66% | 304 C72%
$60,000-74,999 301 [ 70% 364 | 85% | 440 104% -
$75,000-99,999 251 | 59% 273 6.4% 200 7.1%
$100,000+ - 318 7.4% 344 C8.1% 376 8.9%

Totat |- 4273 . 100.0% 4,260 - 100.0% 4,243 100.0%

Soiiroe; Ribbon Demographics 2007; Novogréldac & Company LLP, 32010

“RENTER HOUSEHOLD INCOME DISTRIBUTION-SMA ____________
2009 Projected Mkt Entry 2014
Percentage Number Percentage Number Percentage

| Income Cohort
Number

$0-9,999 2,465 T80% | 2354 | - 132% 2,218 6.8%
$10,000-19,999 3,174 11.8% 2,957 16.6% 2,693 9.6%
$20,000-29999 | 3408 | 14.0% 3,154 17.7% 2,844 11.8%
$30,000-39,999 | = 2,754 T 12.5% 2,731 15.4%. 2,704 - 11.7%
$40,000-49,999 2,017 11.4% 2003 | - 11.3% 1,987 10.8% .
$50,000-59,999 L1222 8.5% 1161 6.5% 1,210 ©9.0%
$60,000-74,999 | 1,287 14.2% 1,491 - 84% 1,739 - 18.4%
$75,000-99.999 | 831 9.2% 903 5.1% 992 10.5%
$100,000+ 954 10.5% - 1,017 | 57% - 1,094 | - 11.3%
Total 18,011 100.0% 17,773 100.0% 17,482 100.0%

Source: ESRI Demogrﬁphics 2009; Novogradac & Compary LLP, 3/2010

Novogradac & Comany LLP
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'R_enter Home]iqld_ Income Di'stribuﬁbn by Household Size-PMA
The following tables illustrate renter household iricome distribution by houschold size, -

'RENTER HOUSEHOLD INCOME DISTRIBUTION BY HOUSEHOLD SIZE — PMA
2009

Income Cohori 1 Person 2 Person 3 Person 4 Person 5+ Person
$0-9,099 T 217 Sz 62 |88 0 | T 59
$10,000-19,999 290 1 89 - 172 95 | 71
'$20,000-29,999 140 - 199 127 | 150 18
$30,000-39,999 S 109 | 05 o179 152 72
$40,000-49,999 127 79 118 | 145 ' 79
$50,000-59,999° | 3 115 , 51 | 28 64
$60,000-74,999 "9 85 T3 , 69 B 66
$75,000-99,999 1 71 | 61 - | 58 | . 5%
$100,000+ B 76 1 0

Total 911 953 09 0 | 86 | 653
Source: Ribbon Demographics 2007; Novogradac & Company LLP, 3/2010 N ' :
PROJECTED MKT ENTRY

Income Cohort 1 Person 2 Person 3 Person 4 Person 5+ Person
$0-9,999. a7 | 125 - 59 o 62 . | - 55
$10,000-19,999 | - 282 | 82 ] 158 _ 87 65
$20,000-29,999 134 183 o117 i 138 116
$30,000-39,999 113 90 171 150 - 71
$40,000-49.099 - 134 | 77 112 135 73
$50,000-39,999 5 , 120 ‘ 56 31 69
$60,000-74,999 1 - 11 o102 ' " 88 83 . 80
$75,000-99,999 8 M ‘ 66 62 - 60
$100,000+ A 10 97 83 78 76

-Total 913 952 . 909 827 . 658

Source: Ribbon Demographics 2007; Novogradde & Company LLP, 3/2010

_ritr

2014

Income Cohort 2 Person 3 Person 4 Person 5+ Person
$0-9,999 R 216 116 L 54 1 57 i1 s0
$10,000-19,999 ‘ 274 ‘ 73 i 140 78 .57
$20,000-29,999 127 163 ' 104 123 - 99
$30,000-39,999 117 85 162 ‘ 147 70
$40,000-49,909 ' 142 74 . 104 _ 123 : 67
$50,000-59,999 6 126 62 35 . 74
$60,000-74,999 13 , 124 107 99 97
$75,000-99,969 9 - M 73 68 66
$100,000+ | 11 106 ' 01 . 85 | 83

Total 916 950 897 816 664

Source: Ribbon Demographics 2007; Novogradae & Comwpany LLP, 3/2010

Novogradac & Company LLP | N | 53
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Renter Household Income Distribution by Household Size-SMA = - -
The followmg tables illustrate reniter household income distribution by household S1ze

RENTER HOUSEHOLD INCOME DISTRIBUTION BY HOUSEHOLD SIZE SMA ] ;
2009 n
income Cohort 1 Person 2 Person 3 Person 4 Person 7 5+ Person'

| $0-9,999 1079 - | o503 | 331 | . 270 ¢ -8l
$10,000-19,999 — o008 ] s06 | . 718, 488 554
| $20,000-29,999 - | 520 736 Co654 | 641 . 856 °
$30,000-39,999 , 406 . 568 | 57 496 07
$40,000-49,999 238 _ 433 404 419 . 523
$50,000-39,999 38 305 248 C304 227
$60,000-74,999 152 | 278 256 244 356
$75,000-99,909 | = 98 180 - 165 158 230
$100,000+ 113 | 206 T 190 Co181 | 264
Total 3553 | 3,716 . 3,543 3,201 1 3,998

Source; ESRI Dcmographlcs 2009 Novogradac & Compa.ny LLP, 3}2010 .

PROJEC TED I\{KT ENTRY |

Income Cechort 1 Person 2 Person 3 Person 4 Person . 5+Personm.
$0-9,999 ' 1,050 | . 473 311 . - 254 266
$10,000-19,99 |- 883 ° 461 658 445 510
$20,000-29,999 505 674 . - | 602 . 587 787
$30,000-39,999 414 559 561 ; 485 711
$40,000-49,999 250 439 - 397 _ 404 513
$50,000-59,999 - 45 309 255 317 234
$60,000-74,999 , 182 - 315 5 298 283 ' 413
$75,000-99,999 110 191 .. 181 17 -~ 250
$100,000+ 124 215 - 203 193 282

Total 3,564 3636 | 3467 3,139 3,968 -

Source: ESRI Demographlcs 2009; Novogradac & Compa.ny LLP, 3/2010

2014 : : .

Income Cohort 1 Person 2 Person 3 Person 4 Person .. LBt P_efsoﬁ-
$0-9,999 1,015 | 435 288 | 234 247
$10,000-19,999 . 853 - 406 : 585 C 392 , 456
$20,000-29,999 486 ' 598 538 | 5200 703
$30,000-39,999 424 548 542 472 717
$40,000-49,999 265 447 388 - 387 501
$50,000-59,999 ‘ 54 | 315 265 333 043
| $60,000-74,999 T 219 - 359 - 349 330 483
| $75,000-99,999 D125 205 199 188 276
$100,000+ 137 226 220 207 304
Total 3,577 3,538 3,373 - 3,063 3,931

Source: ESRI Deiographics 2009; Novogradac & Company LLP, 3/2010

Novogrdac & Companr
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Conclusion :

The preceding tables illustrate houschold i income, tenter household income, and rentei household
income by houschold size for the PMA and SMA for 2009, projected market entry, and 2014
forecast. The Demand Estimate section following utilizes this data in quantification of
appropnate mcome quahﬁed renter households adjusted by household size. ‘

Novogradac & Company LLP | i 55



ome‘5 alifrnia; Market S‘[7

" Oleander Terrace Atmens

- DEMAND ESTIMATE

‘ Novogadac & Copany



Oleanr nrac prents, Lemoo, lifr; Maret Sdf

DEMAND ESTIMATE

Our estimate of demand wﬂl be based on currént households and the prOJected household
growth We will assume that lower income households will pay up to 40 percent of household
incomé for their gross rent. Demand will be calculated for each proposed rent level and each
~ bedroom size. Income quahﬁed households WﬂI nét be double counted, :

The rosults provlde an indication of the total number of households that are age and income
qualified and currently renters. This analysis includes several assumptions that are hecessary
becauise more detailed demographic data is not available. These assumptlons include: (1) an
even distribution of the number of households within each Censu$ income range; (2) an éven
distribution of the mumber of households across the housetiold siZe spectrum; and (3) that the
number of persons per unit will bé distributed as illustrated on the bedroom demand analys1s

DEMAND FROM EXISTING HOUSEHOLDS

We estimated demand from existing households for each bedroom size and each AMI level for
the Subject development. i order to avoid double counting of incothe- -qualified households; we
also estimated demand by oombmmg the households at each AMI level to elmunate overlapping
- income oohorts A desonptlon of tho steps involved in-the estimate of deniand is detaﬂed below.

Number of Emstmg Households for the Current Year
As noted in the Populanon Household, and Income T rends section of thlS report, the ‘fotal
number of households in the PMA was 9,743 in 2009 which is a beginning point for aualySIS

~ Number of Renters ‘

- Information provzded to us by ESRI indicates that in 2009, of the ocoup1ed housing units, there
are an estimated 4,273 renter houscholds and 5,470 omer—oocupled households. - Renter
households therefore comprise 43.9 percent of the occupied housmg units, We will multiply this
percentage by the total households noted above.

Number of Income Quahﬁed Renter Houscholds

The Sub] ect will consist of 65 LIHTC units and one manager’s unit. LIHTC maximum rent and
income limits are based on the area median gross income (AMI), adjusted for household size, for
the Subject location. HUD estlmatos the relevant income:levels, with annual updates. The rents
are calculated by HUD assuming that the gross reat a household pays is 30 percent of its
- houschold income at the relevant AMI level (30, 40, and 50 percent for the Subject). HUD
assumes household sjzé to be 1.5 persons per bedroom for LIHTC rent oaloulanon purposes.

If the tenant pays utilities in addition to the rent, the rent is reduoed by a ut111ty allowance, which
is generally estimated by the local Housing Authorlty ‘In this casé, we have estimated the utility
allowance based upon information provided by the developer, and confirmed by the allowance
from the Housing Authority of the County of Kings, dated July 1, 2009. _ :

Novogradac & Company LLP 7_ B ) ~ . 57
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By multiplying the total number of renter households by the percentage of iicome eligible
households, we can estimate the number of income eligible renter households in the local market
area. This analysis assumes an even distribution of thé number of households within each
Census income range, since more detailed data is not available. - ‘

. Setting the Minimum 2nd Maximum Eligible [ncome Ranges

" The caléulations to establish the number of income eligible potential tenants for the Subject are
as Tollows: : _ : , , : :

* First, we estimate the minimum and maximum income levels for the proposed LIHTC project.
HUD determines maximum income guidelines for tax credit properties based on the area median
income. Mirimum income levels were calculated based on the assumption that lower imcome
farnilies should pay no more than 40 percent of their income to gross rent. Often, lower income
~ families pay a higher percentage of income to rent due to thelr income level. Although higher

income houscholds generally spend a smaller portion of their income -on rent, the area is not

dominated by high incomes. : ' '

Secondly, we illustrate the household population segregated by income band to determine those
who are income qualified to reside in the Subject property. ' :

Third, we combine the allowable income rangé with the income distribution analysis to
determine the number of potential income qualified houscholds. In some cases the LTHTC -
* incomé eligible band overlaps with more than one Census income range. In those cases, the
prorated share of more than one Census range will be calculated, which provides an estimate of
the total number of households and the percentage of houscholds that are income eligible.

The developer has proposed rents at the complex 6 be set at 30, 40, and 50 percent of the AMI,
calculated in accordance with HUD and LIHTC guidelines. HUD establishes the maximum
income level for the Subject based on household size. For demand calculation purposes, we will
assume 2.0 persons per bedroom when establishing maximum income eligibility.  The
regulations promulgated by TCAC indicate that the minimum income level scenario should
assume that a household is not paying more than 40 percent of its income on housing, using the
developer’s lowest priced unit’s proposed rent. ' -

N’nvgrada Cmpny LLP
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The maximum and minimum eligible household income limits for the Subject is as follows:
_ Ehi 'ble Income Reguirements ‘
Mmuimm Eligible Maximum Eligible Proposed Gross Rent .
ncome Income

, _ 30% AMT/ Low HOME o
2BR/ZBA - $11,370 516,890 8379

_ 3BR/ZBA $13,170 ) $19.620 $439
' 40% AMI/ Low HOME ‘
2BR/2BA §13.210 ‘  $22,520 $507.
3BR/ZBA $17,580 . $26,160 $586

: 50% AMI ,

2BR/2BA $18,810 ' . $28,150 $627
3BR/2BA $20,910 ' $32,700 5697

The number of eligible households by income cohort is ﬂlusﬁated ini the following table. "As
prewously stated, this analysis assumes an even dlstnbutlon of persons w1th111 each Census

mcome range.

Percent of AMI Level

Calculation of Potenfial Household Demand by Income Cohort

40% AMI

30% AMI
Minimum Income Limit $11.370 $379 Gross Rent $15.210 $507 Gross Rent
Maximum Encome Limit $19.620 §26.160
- ’ " Totul Renter T Perceptwithin =~ Renter BHs © . DPercéritwithin  Households
Income Category |~ | Houscholds PMA | nfome Bracists Cohort within Bracket | mcome Brackets ; fwithin Bracket
$0-9,999 535 . - . i
$10,000-19,999 716 $ 2,250 83% 551} § 4,789 " 489 343
$20,000-29,999 T35 : $ 6,160 62% 453
$30,000-39,99% ‘607
© {$40.00049,99% 549
$50,000-59,999 261
$603000-74,99'9 301
$75,000-99,998 251
$200,000+ 318
- 4,273 ; 391 796
% of Renter HH within fimits v. total member of Renter HH 13.8% 18.6%

Perém of AMI eve]

50% AM1

ANl LIHTC Units

Minimum Income Limit $18.810 $627 Gross Rent $11,370 %379 Gross Rent
Maximum Income Limit $32,700 $32.700

‘ o " Total Renter T Percent within' * Renter HHs Percent within -~ Renter HEs

Incomé Catégory Hoischolds PMA, | lncome Brackets Cohott within Eratket | Income Brackets Cohort within Bracket
$0-2,909 535 S o : : ) .
$16,000-19,999 71§ $ 1,189 12% 85 § 3,620 86% 618
$20,000-29,999 735 8 9,959 100% 735] § 9,000 . 100% 735
$36,080-35,999 607 : $ 2,700 27% icd] ¥ 2,700 27% 164
$40,000-49,999 549 -
$56,000-59,999 2.61 )
$60,000-74,999 301
$75,000-99,999 251
$100,000+ 318

4273 984 1,517

% of Renter FIH within Hmits v. total number of Renter HH 23.0%, 35.5%

Based on this analysis at these AMI levels, there are 13.8 percent of renter households at the 30
percent AMY Low HOME, 18.6 percent at the 40 percent AMY Low HOME, 23.0 percent.of
renter households at the 50 percent AMI level, and 35.5 percent overall (to avoid double
counting households) that would be inceme-eligible to reside at the Subject. We will apply these

Novog-dac & Cpn LLP
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percentages to the year- 2009 calculation of the nuinber of renter households that are income-
eligible at each AMI level. ‘ : ,

‘Turnover Rate ) ,

There are numerous sources of information regarding turnover rate, or the percent of persons
who move in a year, The most reliable source is that of the market participants in the Subject’s
market area. As discussed in the Coripetitive Rental Market section, we interviewed comparable
properties on the turnover rate experienced oni an annual basis. Reported turnover raiged from
12 to 45 percent at comparable properties. Additionally, according fo the 2000 Census
information, approximately 27.9 percent of renter houscholds in the PMA. pay more than 35
percent of income to renit. As a result, we have concluded to a conservative 30 percent turnover
rate for the area. This rate takes into consideration both sources of potential turnover for the
Subject. : : ' ' :
Number of Appropriate Sized Households , . . ‘
In order to determine the number of appropriate sized households at each bedroom type, first we
analyzed the mimber of persons in each household by renter tenure, as detailed in the following
table. ' '

~RENTER HOUSEIOLDS BY PERSONS IN HOUSEHOLD
2009
Number  Percentage

Hounsehold Size

With I Petson . ; - 911 - 21.3%
With 2 Persons , - 953 122.3%
With 3 Persons ] e - 919 - 215%
With 4 Persons ‘ . 836 15.6%
With 5 Personst - 653 - - 15.3%
Total Renter Households - 42713 100.0%

Second, we made assumptions baséd on the average household size in the market to estimate the
distribution of households by umit type. It should be noted that these assumptions are compliant
with HOME requirements. Following are these assumptions: oo

HOUSEHOLD STZE DISTR]BUTION M TYPE

BY BEDROO

Percentage. ... ... . g . Distribution '
Percentage of one person households in one bedroom units 100%
Percentage of two person households in one bedroom units ‘ 35%
Percentage of two person households in two bedroom nits ) 65%
Percentage of three person households in two bedroom units 100%
Percentage of four person houscholds in two bedroom units - 35%
Percentage of four person households in three bedroom units : 65%
Percentage of five person+ households in three bedroom units. 100%

oradac ompany LLP
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Third, we multlphed the percentagé of renter households at each household size by the
distribution of those houscholds within each bedroom type. The sum of these percentages is the
appropriate percentage of renter households for each bedroom type. ,

Appr oprlate Slzeri Rentex Houselmlds "

Oiig-Bedroom Uit : o 203% . T 1000% . = 213%
+ | 223% £ 3509% = TR%
: . = . - 29.1%
Two-Bedroom Unit . . ] 223% * 635.0% = 14.5%
) ’ £, 215% ¢ . 100.0% = 21.5%
- e 15.6% * 350% | = 6.8%
X =2 i 42.9%
Three-Bedreom Unit i ] ) 21.5% £ 0.0% = 0.0%
+ 0 19.6% IE 65.0% = 127%
+ 15.3% * 100.0% = 15.3%
. , , = : . 28.0%
Total . - , ] _ ) 100.0%

ANNUAL DEMAND FROM NEW HOUSEHOLDS

- New Renter Households at Market Entry -

According to ESRI, 2009 Esiimates and Projections, the number of renter households i the
PMA will decrease from 4,273 to 4 260 between 2009 and the 4ﬂ1 Quarter 2011 a decrease of 14
households

Estimate the Annual Renter Household Growth

According to ESRI, 2009 Estimates and Projections, the number of renter households in the
- PMA will decrease from 4,273 to 4,243 between 2008 and 2014, averagmg a decrease of six
households a.mlua]ly

Number of Income — Qualified Renter Households ‘

We have already estimated this in the prior section to be 13.6 percent of renter houscholds at the

30 percent AMI/ Low HOME, 18.4 percent at the 40 percent AMI/ Low HOME, 22.5 percent of

* renter houscholds at the 50 perceént AMI level, and 35.2 percent overall (to avoid double
- counting households) that-would be income-eligible to reside at the Subject. We will apply these
same percentages here. :

N umber of Appropriate Sized Households _ |
We have already estimated this in the priof section; we will apply these same percentages here.

ovogradac & Company LLP |
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TOTAL DEMAND FROM EXISTING AND NEW RENTER HOUSEHOLDS -
The steps have been detailed and all inputs have been detetmined in order to calculate the annual
demand from existing rental households at each AMI level and bedroom type. Our calculations

and conclusions are as follows:

Demand for Units at 30% AMY/ Low HOME .

Number of Bxisting Households for the Cutrent Year 9,743
Number of Existing Renter Households for the Cinrent Year ‘ ' 4,273
[Number of Income Qualified Renter Households 1 4273 * 13.8% = 591
Movership or Turnover Rate B 591 * 30.0% = 177
Number of Appropriate Sized Renter Households - ) ‘
Two-Bedroom Unit 177 # 42 9% 76
* 28.0% 50

Three-Bedroom Unit 177

Estimated Annual Demand _rpm Ex_isn Rental Houscholds . -

76_ .

Two-Bedroom Unit ; : ,
Three-Bedroom Unit ‘ ) o . ) - 50
- "TOTAL ‘ ' L ' L 126
Number of new, additional Renter Households by | Mkt Enfry - 2009
Projected Mkt Entry 4th Otr 2011 ) 4,260 - 4273 = -13
Annual Renter Household Growth -13, /. 23 =2 -6
Number of Income Qualified Renter Houscholds -6 % 13.8% = -1
Number of Appropriate Sized Renter Households ‘
Two-Bedroom Unit -1 * 42.9% = 0
" Three-Bedroom Unit - <= L 28.0% = . 0

Est_imatd'Annuai Demand from New Rental Households
' Two-Bedtoom Unit ‘ - - o o
Three-Bedroom Unit ‘ ) . . : ' 0

TOTAL i o o ‘ ) |
Total Demand from Existing and New Households  Existing . = Total
Two-Bedrootn Unit ' 76 + 0 = i3
Three-Bedroom Unit . 50 + 0o = 49
TOTAL S . _ ’ 125
pture B 0% A ow HO DEVE R : :
PDemand
Two-Bedroom Unit I 3 i 76 = 4.0%
Three-Bedroom Unit 4 / 49 = 8.1%
OVERALL . 7 / 125 §o= 5.6%

The Subject’s capture rate for the 30 percent AMI/ Low HOME unifs is 5.6 perc_ent.

Novogradac & Company
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Number of Existing Households for the Cinrent Year 9,743 |
Number of Existing Renter Households for the Current Year = . ] 4273
Number of Income Qualified Renter Households 4,273 * 186% = = 736
Movership or Tumover Rate 796 B 30.0% = 236
Number of Appropriate Sized Renter Householdi :
Two-Bedroom Unit '239 42.9% . 102
Three-Bedroom Unit 239 28.0% 67
mated Annual De W1 o 0
- Two-Bedroom Unit ) 102
Three-Bedroom Unit 67
TOTAL 169
| Number of new, additional Renter Houssholds by Mkt Entry . 2000 - -
Projected Mkt Entry 4th Qtr 2011 - 4,260 " 4273 = c-13.
Annual Renter Household Growth -13 /. 2.3 = -6
" [Number of Income Qualified Renter Houscholds -6 * 18.6% = -1
{Nuinber of Appropriate Sized Renter Households )
Two-Bedroom Unit -1 * 42.9% . = 0
Three—Bedroom Unit -1 * 28.0% = 0

Estunated Annual Demand from New Rental Househo]ds

_ Two-Bedroom Unit 0
“Three-Bedroom Unit 0
TOTAL -1

Total Demand from Existing and New Households

Existing ‘

. Two-Bedroom Unit 102 EE 0 = 102

" Three-Bedroom Unit 67 I [ = 607

TOTAL : : 168
Capture Rate - 40% AMI/Low HOME Developer's / Total Total
Two-Bedroom Unit 4. / 102 @ = 3.9%
Three-Bedroom Unit T3 / 67 = 4.5%

OVERAIL 7 / 168 = 4.2%

iy

The overall capture rate for thi¢ 40 percé:‘;lt AMV Low HOME units is 4.2 percent,

mdac & Company LLP
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Demaud f01 Umts at 50% AMI Level

Lemoore, Califor ma,

9,743

Number of Emstmg_ouseholds for the Cutrent Year
|Number of Existing Renter Households for the Current Year 4273
Number of Income Qualified Renter Houscholds 4273 * 23.0% = 084
Mowvership or Turnover Rate 984 * 30.0% = . 295
Number of Appropriate Sized Renter Households _ N ‘
Two-Bedroom Unit 295 * 42,9% 126
Three-BedIoom Unit 205 * 28.0% 83

Two-Bedroom Uit

Estimated Annual Demand from EXJSHIIU Rental Households

) 16

Three-Bedroom Unit _83
TOTAL 209
Number of new, additional Renter Households by Mict Entry 2009
Projected Mkt Entry 4th Qtr 2011 4,260 - 4,273 = -13
Annual Renter Houschold Growth —13 /. 2.3 = -6
Number of Income Qualiﬁed Renter Houscholds -6 * 23.0% = -1
Number of Appropriate Sized Renter Households S - :
. * . Two-Bedroom Unit -1 ki 42.9% = -1
~_Three-Bedroom Unit -1 ¥ 28.0% = 0

Estlmated Annual Demand from New Rental Households

" Two-Bedroom Unit
Three-Bedroom Unit 0
TOTAL -1

Total Demand from Existing and New ouseholds

Existing .~

Two-Bedroom Unit 126 £l I = 126
Three-Bedroom Unit 83 + 0 = 82
" TOTAL 208

Capture Rate - 4{)% AMI Le\ el

Developer's -/ _ L
- Two-Bedroom Unit 25 = / 126 = 19.9% °
Three-Bedroom Unit 26 /0 82 = 31.6%
OVERALL 51 / 208" = 24.5%

The overall capture rate for the 50 perc.ént AMI units is 24.5 percent.




Oleander Terrace partmnts, Leoore, Cani; ’Iarket Stud

Demand for All Umts

Nuiriber of Existing Houseliolds for the Current Year 0,743
|Nurnber of Existing Renter Households for the Current Year . ‘ 4,273
|Number of Income Qualified Renter Households =~ 4,273 o F 35.5% = 1,517

Movership or Turnover Rate - 1,517 * - 30.0% = 455

Number of Appropriate Sized Renter Households .

" Two-Bedroom Unit , 455 42.9% 195
Three-Bedroom Unit K 455 Lok - 28.0% o127

Estimated Annual Demand f1 om EmstmoRental Households

Two-Bedroom Unit - 195
Three-Bedroom Unit 127
TOTAL 322
Number of new, additional Renter Houssholds by Mkt Entry 2009
Projected Mkt Entry 4tk Qtr 2011 . 4260 - _ 4273 0 = -13
" [Annual Renter Household Growth - - -13 / 23 = -6
'|Number of Income Qua]lﬁed Renter Households -6 o= 35.5% = -2
Numbar of Approprlate Sized Renter Households
Two-Bedroom Unit ] Co-2 C . ¥ 429% = = -1
Three-Bedroom Unit | 2 * 28.0% @ = -1

Two-Bedrootn Unit =~ - - -1

Three-Bedroom Unit -1

TOTAL -2

Total Demand from Existing and New Households  Existing

Two-Bedroom Unit 195 T+ -1 = 194

. Three-Bedroom Unit T 127 + -1 = 127

TOTAL 321

Capture Rate - All Units Developer's /
Two-Bedtcom Unit ) ' 32 / 194 - = 16.5% - .
Three-Bedroom Unit 33 / 127 26.0%
OVERALL 65 / 321 20.3%

This calculation derives an estimate of penetration reqmred to lease the Subject. Total démand,

- both currently present and moving into the market, is adjusted for income eligibility and renter
status. The demand estimate calculates the number of two and three-bedroom units that are
needed in the market to satisfy the number of renter households’ living in these unit sizes. In this
case it represents 321 units. The penetration rate is the percentage that the Subject will capture
of this demand. A number below 100 percent is a positive indicator and represents an expected
absorption rate of less than one year. A number greater than 100 percent indicates an absorption
" pace longer than one year. The above calculation generates penetration rates of 16.5 and 26.0
percent for two and three-bedroom units, respectively. An overall capture rate of 20.3 percent
was calculated, which indicates an expected absorption rate of less than one year. More
importantly, it indicates a level of unmet demand will still exist upon completion of the Subject.

Novogradac & Company LLP




Lemoore, alifor; Ma.let Stdy

Oleander i'lae Apa'tmes

SECONDARY DEMAND ANALYSIS — FARMWORKER SET-ASIDE o : .

In addition to the Demand Analysis required by TCAC, we also consulted various sources;
including the Kings County Housing Authority, the Kings County Economic Development
. Corporatioti, comparable remtal properties in the area, and area wage and economic data
regarding potential detnand for the 39 units set-aside for farmworkers at the Subject. These units
will serve a limited sector of the population, one in which there is little empirical data available
for analysis. As aresult, we have placed reliancé on information supplied by the aforementioned
sources. : ‘

There is limited housing in the region that specifically targets farmworkers. The Kings County
Housing Authority oversees the Admin Farm Labor Housing program which currently operates
five single family homes throughout the county that are reserved for families with farm labot

" income. Additionally, the housing authority oversees the Ketileman City Farm Labor Housing
Development, which consists of 40 units set-aside for farmworkers. The development is
currently 97.5 percent occupied and maintains a waiting list. Furthérmore, five of the rental
propertics surveyed indicated that farmworkers are currently part of their tenant base, ranging
from two to 50 percent. These are considered viable sources of additional demand for the
Subject’s units, particularly the 39 units set-aside for farmworkers.

As previously discussed in the Market Area Economy section of this report, the agriculture sector
plays a significant role in the Lemoore economy. The California Economic Development
. Department estimates that Agriculture accounted for 15.3 percent of the total employment_in
Kings County in 2008. Additionally, many manufacturing businesses in the area rely on the
_agriculture sector as many major employers are food processors involved in canning,
dehydrating, packaging, and/or shipping local produce. Major agriculture and related
manufacturing and processing employers in the region are outlined in the following table: '

Novogradac & omany LLP
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KINGS COUNTY MAJOR AGRICULTURAL EMPLOYERS

Name of Company Location  Number of Employees
‘Del Monite Food L Hanford | _1A0D
JG Boswell Companyr - Corcoran 1,200
8K Foods ‘ | Lemoore 500 .
Leprino Foods-West . | Lemoore 327
Marguez Brothers Hanford 306
Leprino Foods-East - Lemoore | 291
Central Valley Meat Co. ' Hanford - 270
Conagra FoodsInc. = | Hanford ] 250
Warmerdam Packing | Hanford | ' 250
Netto AG Inc. - Hanford | _ 136
Mt. Whitney Packmg _Corcoran 123
Keenan Farms ' _ Avenal ‘ 100
Gilkey Enterprises , Corcoran 50
Penny Newman Milling ] Hanford .. 48
Baker Commodities ) Hanford |- | 40
Verdegaal Brothers . Hanford 30
Fagundes Agribusiness - Hanford 25
Beco Dairy Automation - | Hanford |- 20
Hansen Farms . ' Corcoran E 20
Western Farm Service ] . | Hanford 20
Bio Products, Inc, ' ' Corcoran 19
Agusa, Inc. ~ - Lemoore 18
Cargill Inc.-Nutrena Feed Division . Hanford ) 17
Lacey Milling Co. Hanford " - 15
Silveira's-Ground Service, Inc. Hanford | 15
Integrated Gran & Milling .| Hanford 11
Mineral King Minerals Hanford 11

Source: Kings Covnty Ecoriomic Development, 3/2010

As is evident from the table ébove, agriculture and its affiliated industries are a significant
component of the Kings County Economy. :

- Additionally, data provided by ESRI, and presented previously in this report, indicates that
approximately. 867 persons within the PMA. are employed by the agriculture industry. An
additional 652 -are employed in the manufacturing industry; many of these workets will also be
‘ehglble for the Subject’s set-aside units for farm workers. However, in order to be conservative
and for the purposes of this analysis, we have only analyzed the employment in the agriculture
sector.

Our previous income distribution analysis indicated that 35.2 percent of renter houscholds are
income-cligible to reside at the Subject.  Applying this percentage to the total number of
agriculture employees equates to a total income-qualified farm worker population of
approximately 305. The Subject will offer 39 units set aside for this population, We have
. calculated a capture rate of 7.8 percent for these 39 units as we have divided the Subject’s 39
units by the income-eligible household pool of 305. This is an extremely conservative analysis,
as it is likely that a significantly larger portion of the agriculture industry is income-eligible to
reside at the Subject, given the'wage rates in the area. Furthermore, other industries, such as
manufacturing and processmg, also employ potential tenants that may be ehglble for the
farmworker set-aside. '

Novoradc &Opany L ) A ‘ L L , -
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Conclusion ‘ : :

These caleulations derive an estimate of annual capture rate required to lease the Subject. Total
demand, both currently presént and moving into the market, is adjusted for income eligibility and
renter status. The demand estimate remaining is the number of units that will be unsatisfied in
the market without construction of the Subjéct, These un-accommodated units of demand will -
be forced to leave the market without additional affordable units. '
The Subject’s annual capture rate at each AMI level and bedroom type ate low, demonstrating
the strong demand for housing within the PMA and. especially for affordablé housing. The

overall anmal captire rates by AMI level vary from 4.2 to 24.5 percent, which are reasonable

and indicative of ample demand for the Subject units. To avoid double counting of households,
we estimated overall capture rates of 16.5 and 26.0 percent for the Subject’s two and three-
bedroom units, respectively. The overall annual capture rate for the Subject ig 20.3 percent,
- -which indicates that the Subject will be absorbed in less than one year.. :

The data above does not reflect developments under construction or planned to enter the market

~ prior to the Subject’s estimated ‘market entfy date. As previously discussed, there are three
multifamily developments in the planning stages or under construction within the PMA at this

time. Village at Acacia is a proposed 81-unit LIHTC development to be located at the southwest

corner of Acacia Drive and Bush Street, approximately 1.6 miles west of the Subject. The

development reccived a LIHTC allocation in 2009. As this development will be a famity LIHTC
development, it will likely be in competition with the Subject.

Fox Street Villas is a proposed 80-unit age restricted LIHTC development to be Jocated on Fox
Street, approximately 0.9 miles northwest of the-Subject. Fox Street Villas has not received a
LIHTC allocation. As this development will be age-restricted, we do not believe it will be in
competition with the Subject. The Arimona Family Apariments is a proposed 20-unit LIHTC
development that will be located approximately 3.5 miles east of the Subject in Armona. The
development is scheduled to begin construction in March2010. No firther details regarding unit
types or proposed rents were available at this time. As this will be a LTHTC development
targeting families within the PMA, we believe it will likely be in comp etition with the Subject.

Additionally, the demand analysis does not take into consideration the effect a newly constructed
property will have on households in the PMA 'that are living in substandard conditions. The
rental housing stock in the PMA is older, and the majority of the available rental units exhibit
signs of deferred maintenance. Furthermore, the demand analysis does not take into account
leakage from. outside the PMA, which has been narrowly defined as the city of Lemoore and the
unincorporated community of Armona per TCAC requirements: It is highly likely that a
percentage of potential Subject tenants will originate from outside the PMA. Affordable projects
of all types throughout the PMA and all of Kings County maintain high occupancy levels and
extensive waiting lists. As an example, it is likely that a tenarit searching for affordable housing
in Hanford may consider relocating to Lemoore; given the lack of available supply. Therefore,
we anticipate the Subject will achicve a lower capture rate than indicated in our analysis due to
the appeal of a newly constructed development offering amenitics such that the Subject will
offer. : -
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ABSORPTION RATE

The demand analysis indicates that there are sufficient income eligible households in the
Subject’s market area. '

‘The number of potential renters in the market area, the low vacancy, and low incidence of

~ concessions in the market indicates strong demand for affordable housing. Similarly, market
demand is evident for units, based on limited vacancies and the quick turnover of vacant units.
According 1o our rent survey and the analysis of the low income housing demand, the demand
for affordable housing is strong. As an affordable housing development with the advantage of
below market raté-units to offer tenants, absorption.is-expected to be rapid. -

Valley Oak Apartments, & 73-unit market rate development, is the newest comparable. The
development opened in December 2009 and is still in lease-up. The development is cutrently 83
percent occupied. Management indicated that they expect the development to reach a stabilized
occupancy by May 2010. This would equate to a preliminary absorption pace of approximately
12 units per month. S S - '

We were able to obtain absorption information from Montgomery Crossings, a 57-unit
LIHTC/USDA development that opened in August 2009. According to management, the
development reached a stabilized occupancy within one month. This equates to an absorption
pace of 57 units per month. The development is currently 100 percent occupied and maintains a
short waiting Tist. ‘ : - '

We also obtained absorption information from College Park Apartments. This market rate
property opened in‘late 2005 and consists of 120 one and two-bedroom single story apartments,
and was reportedly 100 percent occupied two and one-half months after opening. This lease-up
period equates to a rapid absorption rate of approximately 48 units per month.

Based on the preliminary absorption rate of Valley Oak Apartments, as well as the absorption
rates of Montgomery Crossings and College Park Apartments, in conjunction with the reasonable
capture rates illustrated in the Demand Estimate section of this report, we anticipate the Subject
~will reach & stabilized occupancy level of 95 percent within three months of completion,
equating to an absorption rate of 22 units per month., These projections are conservative and will
easily be achieved if the property is properly marketed and pre-leasing begins approximately

three months prior to completion of construction.

We believe that the Subject’s 39 units set-aside for farmworkers will reach a stabilized
oceupancy within two months of completion, equating to an absorption rate of approximately 20
units per month, o ‘
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COMPETITIVE RENTAL MARKET : :

We performed a competitive rental analysis of the Jocal market. We surveyed both market rate
and affordable housing rental properties, ‘ o ‘
The propertics included in the survey are considered the best “true comparables” for the Subject.
- The Subject will consist of 66 two and three-bedroom apartment and townhouse units. We
performed an extensive search for comparable properties within the PMA. Typically, properties
situated within a ohe-mile radius of 4 Subject are the best comparables due to similarities in the
Jocal market conditions. However, due to the limited number of developments within one mile,
we also extended our search area beyond the one mile radius. We have included a total of six -
market rate comparable properties, of which four are located i the PMA and within one mile of
the Subject, The remaining two market rate compatables (Ashley Court Apartments and College
Park Apartments) are located in Lemoote, approximately 1.4 and 1.8 miles west of the Subject,
respectively; both of these properties are located within the defined PMA. Ashley Court and
Collége Park Apartments were used as Ashley Court has three-bedroom units and College Park
is one of the newer developments within the PMA and exhibits condition morc similar to the

Subject’s. o o '

. There are a total of six LIHTC developinents located within the PMA. Villa San Joaquin
Apartments has a USDA Rural Development overlay; therefore, we have excluded this property
from our analysis. The remaining five LIHTC developments within the PMA are included as
LIHTC comparables. : ' ' :

Tn order to find properties comparable to the Subject we physically drove the market area to find
comparabl¢ developments as well as utilized several other outlets. These included a review of
arca listings through the yahoo yellow pages of apartments closest to the Subject, the review of
apartment websites such as www.rent.com, www.apartments.com, www.apartmentguide.com,
www.apartmentfinder.com; www.craigslist.org, and newspaper outlets such- as The Lethoore
Advance. Additionally, we identified comparable properties through discussions with area
property managers regarding competition among properties. - :

Provided on the following pages are maps of the comparable market rate and LIHTC properties
used in the rental analysis, in relation to the Subject. On the following pages are the individual
‘comparable property profiles for both the market rate and LTHTC developments used in our
analysis. ' : ‘ B
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Comparable Properties Map

COMPARABLE PROPERTIES

# Property Name Distance
1 Alderwood Apartments  LIHTC 1.1 miles
2 Country Club Apts LIHTC ~ 0.9 miles -
3 Montclair Apartments ~ LIHTC ' 1.4 miles

4 Montgomery Crossings LIHTC/USDA 1.4 miles
5 Westberry Square Apartiments LIHTC 1.0 miles
6 Ashley Court Apartments Market _ 1.2 miles
7 __ College Park Apartments . Market 1.8 miles
b Heritage Apariments . Market 1.0 miles
9 Lakeview Apartments 1 . Market . . 0.5 miles
10 Olive Dee Apartments Market 1.0 miles
11 Park Place Apartments Market 0.9 miles
12

Valley Oak. Market 1.0 miles

Novoradac& Company LLP_ . | ‘ —
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Tetrace Apariments K
. {532 Oleander Avemue 1 4355% ¢ @40%/Low HOME RA WA
Temoore, CA 93245 Proposed 1 §1sm @40% AnL 5454 { wsb NA WA
Eings County 15 137.8%% @su% 74 | 9.8 WA NA
: 4 }60%% § @I0%LowHOME § 337§ @ 1396 /A WA
1 1150% 7 @40wAowHOME § §512 & LI9%6 NA Nk
2 3% @A0% AN w22 § 106 WA WA
3 1455% @s0% §633 § 1,796 HIA, WA
13 {3465% @50% sean | 1296 NiA NiA
3BR/ZBA 1§ asom Non-Remzl 572 | 1309
P - : i e - - 86 3. 100% 1, B - . 5 WA NA
1 {A deroraod Aportments 1mile Garden LIHTC 1BE./1BA 2 2.50% @s0% 3445 (K0 10 Y& & 000%
. 000 Fox 8t (2 Rodcs) 18R/ 1BA- 6§ 750% @ 1549 § 733 p3 Yes o 0016
Lemoare, CA $3245 1586 IBR/1BA 5} 6a0n -@50% §535 | 988 | mp § Yes [ 0.00%
Sings Comnty i IBR/ IBA 19 B @60% $661 | SR8 § mo } Yes o 0.00%
3IBR/2HA 8 11000% @St $614 | L1968 ; wo § Yes [ 0.00%
3IBR/IDA, 32 40.00% @nn 5150 §{ L1968 § mo § Yus [] 0.00%
$BRIDA 2 250% @sn% 5681 | 1S4 | mo § Yes 0. 0.08%
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11 tark Place Aparments 0.5 miics Gardiol Market BN 2BA 72§ 7100% T aricer Y765 ¢ 867 | ma- ¥ Ne 7 250%
:550) Fast Hanford Armosa Road 2 miories) 3BR/ZBA 26 §IRD0% Market g50 § 1028 | wa § Wo [ 0.00%
L emaore, CA 93345 1992 N -
Kings County
. 100_5 100% - z 200%
12 {valley Oak Apartmess, 1 miles Garden ‘Market 1BR/IBA, 18 [2470% arket 3750 § 685 f ma § N 5 7.50%
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' Effective Rent Date " 37152010

Location : " 980 Fox St
Lemoore, CA 93245
Kirgs County
Distance ‘  I'mile
Units . 80
. Vacant Units 0
- Vaganey Rate ' 0.0%

. Type ‘ ‘ Garden (2 storieg)
Year Built/Renovated 1996 / N/A
Mirkefing Began . N/A.

Léasing Begiin o N/A

Last Pnit Leased N/A -

Major Compefitors - Couitry Clubs
Tenaﬁt'Characteﬁstics- Farnilies, 5% farmworkers
Contact Namie Olivia

Phozie ' §59.924.0221

Market Information Utilities

Progranii -+ ) LHTC - o T A - notincluded - central .
Amnual Turnover Rate 18% . - ‘ . ~ Cooking - nef included — gas
Units/Month Absorbed C N/A : - Water Heat . .- noi included -- gas
HCV Tenants . . 25% . Heat ' net included -- gas,
Leastng Pace One week ' Other Electric not included

Annual Chg. in Rent © 348} increase on afl units ; Water incloded

Zoncession - . ’ N'oq_e ' _ Sewer included

Trash Collection 7 included

Unit Mix (face rent) . : _
Beds _Baths Type  Units ‘ Size (SF) Remt  Concession Restriction " Waiting  Vacant

Vacancy Max Rent? Range

. (monthly) List Rate
i 1 Garden 2 733 $445 $0 . @50% Yes 0 0.0% no None
. (2 stories) -
1 1 Garden 6 733 $549 _$0 . @60% Yes 0 0.0% no - None
R (2 stories) ’ ' ) .
2 1 Garden 5 088 $535 50 @s0% - Yes 0 0.0%’ no None
. © (2 stories) _ '
2 1 Garderi 19 933 $661 50 . @si% Yes O 0.0% 1o None
. (2 stories) : S -
3 2 Garden 8 - 1,198 ' §614 $0 @50% Yes 0 0.0%, ) no Nane
) (2 stories)
3 2 Garden 32 1,198 $759 $0 @60% Yes 0 0.0% no None
(2 stories) . . .
4 2 Garden 2 1,454 8681 $0 @508 Yes 0 - 0.0%. ng None
{2 stories) - .
4 2 Garden 6 T 1,454 $B43 $0 @60%: Yes 0 0.0% no  Nome
’ (2 stories). ‘ )

@50%, " FuceRent Come. Coned. Rent Ul Adj. Rent @60% Face Rent  Comc. Concd. Reént Util.  Adj. Rent
1BR/1BA ' $a45 $0 $445 50 $445 1BR /1BA $549 © %0 $549 $0 $349
2BR/1BA, $535 $0 g5 30 © $535 IBR/IBA 561 $0 $661 T30 661
3BR/IBA $614 $0 $614 %0 814  3BR/2BA $759 $0 $759 0 $759

'BR/2BA %681 $0 3681 - s0 3681 . 4BR/ZBA $843 30 - 9843 $0 $843
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Alderwood Apartments, continued

Amenities

Yi-Unit . . Services ;

Balcony/Patio . Blinds . - ' None - Noxig

Carpeting . Central A/E '

Coat-Closet ' ) Dishwasher

Exterior Storage o Ceiling Fan,

Garbage Disposal ' T Oved

Refrigerator : Walk-In Closet

Washer/Diryer ’

Property Preminm . Other
" Chubhouse/Meeting o Exercise Racility - - Nope ‘ Néne

Off Street Parking On-Site Management :

Picnic Arca - S Playground  ° :

Swimming Pool - Volleyball Conit

Commen _ . _
Ménégement indicated that there 1s critrently a wauﬂ:né list of 20.'i1buseﬂbid§_ for all tmit types. Man
property. The information presénted was gathered through an intervies with the propsrty manager,
Tegarding the curkent condition of the properfy was ghtafned through our physical properiy inspection and through information o

agement Was ubaware of any recent or planied rénovatiofis for the
Oflivia, and our inspection of the property. The information,
btained from the property mandger. -
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Alderwood Apartments, contmued

TrendRepor ' g ——— : A SRS \ »

facancyRates .

1Q08 3008 . - 1009 1010

5.0% 13% S 00%  0.0%

Tl*end @50% R Trend: @60%

1BR / 1BA. o " IBR/1BA . _

Year QT Vac. FaceRent Cone; Concd.Rent  Adj. Reit Year QT Vae.  Face Rent Cone.  Concd.Rent  Adj. Rent

. A ) - 2008 1 0.0% 537 $0 - 537 53

00 1 0.0% $445 0 $445 §445 o : s s & 837
) . . . . 2008 3 0.0% . $563 30 $563 . $565

2BR /1BA 2009 1 0.0% . 528 $0 $528 o §5

Year QT Vac.-  Face Rent Cone, Conid. Rent Adj. Rent 010 1 00% §59 $0 $549 $549

2010 1 0.0% $535 - $0 §s535 $3535 2BR/1BA ) ) . -

- : ’ o Year QT Vac. FaceRent Cone, -Coned, Rent  Adj. Rent
3BR /2BA o _ 2008 1 53% $647 50 3647 $647 -
Year AQ’I.’- 7 Yaé-.; Face Rent Con¢;  Concd. Rent Adj, Rent W08 3 53% 3677 40 8677 8677
2010 1 7' 0.0% $614 $9 - 8614 -$6',I4 7 20“9 1 0.0%, $637 $0 $637 $637
: ) ’ ’ 000 1 0.0% $661 $0 $661 $661
4BR /2BA : ’ ’

Year QT Vae. Face Rent Conc. Coned. Rent  Adj. Rent 3BRIZBA . 7
Year QT Vac. FaceRent  Conc. Coned. Rent . Adj. Beni:

2010 1 00% 5681 o8 $681 $681 2008 1 3%  ys $0 745 $743

2008 3 00% $781 30 $781 $781
2000 1 0.0% $734 $0 $734 $734
2010 1 00% $759 $0 C§759 $75%
4BR /2BA .

Year QT Vac. Face Rent  Cone. Concd Rent Adj. Rent
L2008 1 00% $830 $0° $330 . $330

C 2008 3 0.0% $371 i $871 8371
2000 1 0.0% 5314 . %0 $814 $814
2000 1

0.0% 843 T 1243 o $843

Trend: Comments

1Q08 Ma_nagemz;m estitnated that four per’cent' of tenants are fin—rﬁ workers,

3Q08 According to managemenf, approximately five percent of tenants are farmworkers Ma.nagement mdlcated that they do keep a waiting list, but was unable
to estimate the numbcr of households on the list at this time.

1Q09 © According to managemem, 100 households are on the waiting list at this time. Management indicated that there was a dectease in tental rates because there
was an increase in the utility allowace. The current rental rates are at the 2008 maximum allowable levels.

1Q10 Management indicated that there is currenily a waiting list of 20 kouseholds for all unit types. Ménagement was unaware of any recent or planned
rengvations for the property. The information presented was gathered through an interview with the property manager, Olivia, and our mspectaon of the
properfy, The information regarding the ciurent conchtlon of the property was obtained throngh our physical property msPecnon and through information
obtained from the property manages.
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Effective Reﬁt Date

Location

Distance

" Units
Vacant Units
Vag:aucy Rate
Type o

. Year Built/Renovated
Marketing Began '
ALeasing Began
Last Unit Leased
Major Comipetitors
Tenant Characteristics
Contact Narm}
Phone

Prograim
A_nnual Twrnover Rate
Units/Month Absorbed
HTACV Tenants -
Leasing Pace .
Annual ‘Chg. in Rent

Concession

1040 Blake St

Market InfO'maion'

_ PROPERTY PROFILE REPORT
Country Club Apts

3/12/2010

Lemoore, CA 93245
Kings County
0.8miles

108

7

6.5%

Gaxden (2 stories)
1989 /N/A

N/A

N/A

N/A

Montclair Apartments
5% farmworkers, military, families
Yolanda
559.904.3474

Utilities

not inp'ludcd:‘— cenfral -

LIHTC AJC

18% ' Cooking ot included — electrio
N/A : o ‘Water Heat : included — gas

2% - N : - Heat not incluiled -~ eleciric
Oneweek Other Electric not included

None since 2nd Qtr 2009 Water included

None g " Sewer in¢luded

Trash Collection included

Unit Mix (face rent) e T T :
Beds Baths - Type 'I'Jni't'.s Size (SF) Rent - Comncessiori Restricion Waiting ~ Vacant ‘Vacmcy MaiRent? Range
- ‘ A {monthly) ) List Rate
2. 1 Garden. 27 950 $600 50 @55% No 1 3.7% no None
. _ (2 stories} ; |
2 -1 Garden 27 950 $625 $0 @55% No 2 - 74% no None
) {2 stories) .o ' . ) .
30 1 Garden 27 1,150 $700. 30 @55% No -2 7.4% no Ncne
: (2 stories) .
3 1 Garden -~ 27 1,150 §725 50 @55% No 2 1.4% o None
(2 stories) : -

@55% Face Rent - Coné, Coned.Reni Ut  Adj. Rent

2BR/1BA $606-$625 . 80 $600 - $625 -$10 3590 -3%615
3BR./IBA

§700-%725 307 $700-3725 © 815 $633-$710
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Country Club Apts, continued - | 7 7 | _ ) |

Amemtles

nUnit . . o _ Seenrity Services
. Baleony/Patio . Blinds Nome - : None,
Carpéting’ ) Central A/C :

Coat Closet : ) Exterior Storage -, .0 .- - °

Garbage Disposal Gven toe

Refrigarator -

Property v Premium S Other
Carport - ’ Central Laundry . None : . Neme
Off-Street Parling On-Site Management ' :

Playground ’ Swimming Pool

| Comments

Managemﬂn‘s indiéated that there are apphcahons psndmg for il ofthe vacant unis. Rental rates are a the 2008 maximum allowahls Ievel Managcmcnt did not know
if a rental increase is schechiled o take place later this year. Although the property was constructed in 1989, management indicated that the development's LTHTC
status has beeri extended, Manﬂgement was alo imaware of any planned rencvations for the devélopment, The informatien presented was gathered through an
interview with thé property tnanager and our inspection of the property. The informiation Iega.rdmg the current condltlon of the property was obtained through ouf
physmal property inspection and thiough information obtained from the property manager: :
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Cuntr);(llub Apts, continued |

: T‘en p ‘ r

Va'cancy'Ra.ltes ‘

1008 Q0 - 1Q09 1Q10

2.8% 5.6% C o AG% T 65%

Trend: @35%

RITEA

Year QT Vae. FaceRent Cones  Copcd Rent  Adj. Rent
2008 1 00% ~ $365-%610 $0 $565 - $610 $555 - $600
2008 3 56% §575-%610 - 50 $575-$610-  $565-8600 . -
2009 1 S6% $600 - $625.. 30 $600 - $625 $590 - $615 -
2010 1 56%  $600-%525 §0 $600 - 625 $590 - $615
3BR /1BA . )

Year QT Vag, Face Rent Comé:  Concil Rent Adj. Rent
2008 1 5.6% $663- $710 30 $665 - $710 $630 - $605
2008 3 56% 5675 -$710 $0 $675-8710 $660 - $695
2009 ‘1 3.7% $700-3725  §0 $700 - §725 " $685- 3710
2010 1

7.4% $700 - $725 $0 $700 - $725 $685 - $710

Trend: Comments

1008 Managemént indicated that there were three tenanis who work in the dairy industry. Also, the manager estimated that three tenanis mové out per month,
3Q08 - According to management, the variance in prive is due to theé location of the 1mits within the development. Currently, four Bouseholds are on the waiting

. list for all unit types. :
1009 Accor(ijng to management, fwa households are on the waiting Tist for all unit types at this_ﬁmc’. The rental rates aze at the 2008 maximum allowable levels,
1Q10 Management indicated that there ere applications pending for all of the vacant utiits, Rental rates are at the 2008 mazimum allowable level. Managemsnt

did not know ifa rental increase is scheduled to take place later this year. Although the property was constructed in 1989, management indicated that the
development's LIHTC status has beer extended. Management was also unaware of any planned renovations for the development, The information
presented was gathered through an interview with the property manager and vur inspection of the property. The information regarding the current
congdition, of the'property was obtained through our physical property inspection and through information obtained from the property manager.
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PROPERT]_( PROFILE REPORT

Montclalr Apartmeuts

Effective Rent Daté 3122010
Location - 150'§ 19th Ave
: - " Lemoore, CA 93245
Kings County
Distance ' 14 miles ~
Units o8
Vacant Unitg 0
Vacancy Rate 0.0%
Fypé Oxg-story
Year Built/Renovated 1999 /N/A
Marketing Began . O NAC
Leasing Began - ’ N/A
Last Unit Leased N/A .
Major Competitors " Westlnry Square Apartments’
‘Tenant Charscteristics Families, 50% famworkets
Contact Namé Dionne ' -
Phone ‘ $59.924.7012
Market Informatlon - Utilities _
Program ~LOTe ‘ . AlC 7 " notinchuded - central ¢
Awnnnal Turnover Rate | ‘18%' : ] - Cooking . " not included -- eledfric
Units/Month Absorbed NA - . ‘Water Heat not inclnded -- gas
HCY Tenants . 23% . Heat not included -- gas
Leasing Pace - - preleased ‘ ' ) Other Electri¢ not included
Annnal Chg. in Rept -~ 3-4% inc on all units since 1st Qir 2009 ‘ Water ' © mchided
Joncession i : None l Sewer . ' included
7 ' ’ " Trash Coliection inchided
Unit Mix (face rent) T
- Beds Baths Type . Units Sive (SE) Rent Conée_s_sion Restriction Waiting Vacant Vacancy Max Rent? Range
: . . 7 {monthly) - List . Rate :
2 1 Onestory . 10 975 $457 %0 . @M%  Yes 0 0.0% ro Nons
2 1 _ Onestory " 11 975 . $482 $0 @A6% Yes 0 0,0% no None
2 1 One-sfory 11 975 $507 $0 - @48% Yes 0 0.0% Do Nong
37 2 One-story 16 - 1,025 | $523 0 @M% Yes 0 0.0% 1o None
3. 2 Oné-story 16 1,025 $ss2 0 @46% Yes 0 00%  mo None.
.3 2 One-story 16 1,025 $581 $0 . @48% Yes 0 0.0% 1o - None

@44% FaceRent  Conc:  Coned. Rent ULk Adj. Rent : @A6% Face Rent  Cone. . Comed. Rent TUtil,  Adj. Rent

2BR/1BA $457 $0 $457 %0 5457 2R /1BA $482 0 $482 $0 $482
3BR/2BA $323 $0 523 $ . $523 © 3BR/2BA $552 $0 $552 30 §552
@48% FaceRent  Conc. Coned.Rent Utk  Adj Rent

2BR/1BA R =i A $0 $507 $0 507

3BR/2BA 581 0 531 $0 $581
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Montclair Apartments, continued

Ti-Uniit . Security - Services
Balcony/Patic . R Biinds ) " Noms - None

_ Carpeting - Central A/C ’ : :
Coat Closet ) Dishwashei
Garbage Disposal Oven
Refrigerator Washer/Drysr hookup
Property © Premiwn } Other
Carport N - Clubhouse/Meeting - Nong “None
Central Laundry Off: Stfeet Parking 2 )

© On-Site Management Playground:

Comments

Managemcnt mdlcated that 50 households are cil thc waltmg Tist for al[ mnt types at this tm:le Management {yas unaware of any p]anned zenovations for the prnperty
The information présented was gathered fhrough ad inferview with the property manager, Dionne, and ouf inspection of the propérty. The information regardmg the
current condition of the property was also obtained thmugh our physu:a.l property inspectiont and throungh information obtained from the propérty manager.
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C 2008

, l\otlair Apafrﬁﬁent_s, continued

Trend Report

Vacancy Rates ‘

1Q08 3Q08 - 1Q0g 1Q10

6.2% L 13% 0.0% 0.0% . : ) .

Trend @44% Trend: @46%

2BR/1BA B S 2BR/1BA - _
© Year QT Vag, FaceReni- Cinc. Concd. Rent - Ad_] Rent Year QT Vaé. Face Rent Cine, Coned, Bent  Adj. Rent
2008 1 100% 8377 - §0 $377 $377 2008 1 00% $400 $¢ - $460 © $a4d0
2008 3 . 100% $a43 $0 $443 5443 ©o008 3 00% $463 §0 . 488 T 5468
2008 1 00% @ 43 30 $439 o e 2000 1 00% $464 0 - $464 © BiGd
2000 1. 0f% o4y S0 $asy $457 S0 1 00% $482 - §0 $482 $482
3BR /2BA ' o . 3BR/ZBA ,
. Year QT Vae Face Rent Come. Comed Remt  Adj, Rent Year QT. Vie. FaceRent Conc. ‘Coned. Rent  Adj. Rent
w008 1 125% $431 0. $431 $431 2008 1 125% . $457 $0 $457 $457
2008 35 00d% $510 $0 $310 - §510 2008 3. 00% $538 50 $338 $538
2008 17 0.0% §506 $0 $506 3508 .2008 1 0.0% 8534 . 30 . §534 $534,
2000 1 00% 8573 $0 - $523 8523 T 1 00% $3552. L $552 $552
¥ Trend: 648%

2BR / [BA - o ‘

Year QT Vac Face Rent Cong, Coned. Rent ~ Adj. Rent

008 1 0.0% $423 . %0 542 o 423

2008 3 0.0% §492 %0 3492 $492

2009 1 0.0% 5488 $0 $488 $488 ’ ’ o

2006 1 00% $507 $0 $507 - §507 :

3BR/2BA i .

Year QT _Va_c. Face Rent Cone. Concd. Rentf Adj. Rent

2008 1 00% 8484 807 $484 . B4s4

3 00% $566 0 $566 $566
2000 1 0.0% $562 $0 $562 $562
2000 1 0.0% 581 "0 Bss1 $581

i Trend: omments

1008 . Management indicated that thé majority of temants are characterized as low rate income hauseholds. They estimated that 23 pércent of tenants are farm
woikers. Also, managerment ¢ esumated the amount of tenants Who leave each month. . .

3008 Accordmg to management, 60 houscholds are currently on the waiting list for all units. Managemcnt estimated fat approxmnately 50 percent of tepants are
falmworkcrs - . .
1Q09 According to management, theré is a waiting list several months Iong for all unit'typ.es. The rental rates are at the 2008 maximum allowable levels.
L1Q10 Management indicated that 50 households are on the waiting list for all unit types at this time. Management was unaware of any plarmed renovaticns for

the property. The information presented was gathered through an interview with the property manager, Dionne, and our inspection of the property. The
information regarding the eurrent condition of the property was also obtained through our physical properfy inspection and through mfonnanon obta:med

- from the property MAnager.
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PROPERTY PROFILE REPORT

Effective RentDate  _ 3/12/2010

Location ‘ : 1150 Tanimy Lane
Lemoorg, CA 53245
Kings County

Distance ‘ 1.4 miles’

Units ’ 57

Vacant Units - 0

Vacancy Rate - © 0% .

Type L : Garden (2 stories)

Yenr BuiltRenovated - 2009 /N/A

Marketing Began N/A.

Teaging Began - . Nia

Last UnitLeased ~~  NA

Major Competitors Montelair Apartments

Tenant Characteristics Families from Kiﬁgs Coun’ty, 5% Farmworkers

Contact Name : Manager

Phone . 559-994-2481

‘Market Information _ _ . kit . .
Prograni @30%, @50%, @55%, @60%, Rural T AIC L not included -- cential
Annual Turnover Rate 12%° ' L Cooking .. not included - electric
‘Units/Month Absorbed 57 units/month - Water Heat not included -- gas
HCV Tenants N/A ) B " Heat. o not inchided — gas
Leasing Pace . . Oneweek . Other Electric not included

Arnual Chg, in Rent N/A Water included

Concession o None o Sewer indluded
‘ Trash Collection included
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| Montgomery Crossings, continued

Unit Mix (face rent) - :
Reds Bothy Type Umts . Size (8F) Rent - Concession HRestriction Wﬁiﬁ.ﬁg Vacant Va_éaﬁcy Max Beni?

ﬁange’
‘ . (monthiy) List Rate
2 1 ‘Garden N/A 500 $323 0 @30% = Yes 0 N/A no None
: (2 stories) ' . o ]
2 1 Garden N/A. 900 $574 $0 @50% Yes ] N/A ne Nobe
(2 storiesy ‘ :
2 ! CGiarden N/A 509 $637 . 30 @35% Yes - N/A no Nomé
(2 storiesy - ) .
2 1 Gerden WA C900. BT T %0 " @60% Yes 0 - NA no None
(2 stories) : . .
2 1 " Garden N/A 900 N/A $0 CRural ©. Yes 0 WA N/A Nong
(2 stories) ) . Development . . ‘
3 2 Garden N/A 1,200 $371 $0° @30% Yes . 0 N/A o - Nome
(2 stories).
3 2 Garden. - N/A 1,200 $633 $0- @30% - Yes 0 NA - ao Nons
(Z stories) .
3 2 Gardeni N/A 1,200 §734. %0 @55% Yes 0 N/A o mw None -
(2 stories) . .
3 2 ~ Garden N/A 1200 $806 $0 @60% Yes 0 N/A ng Noene
) (2 stories) ' :
3 2 Garden N/A 1,200 N/A $0 " Rural Yes 0 - NiA N/A None
(2 stories) ’ Development ' )
4 2 Garden . N/A 1,400 $2i4 - %0 @30% Yes 0 N/A no Nong
(2 stories) : ' .
4 2 Garden N/ 1,400 $682 50 @50% Yes . /A, 10 © None
(2 stories) ' . .
4 2 Garden N/A - 1400 0 $818 $0° @55% Yes 0 NA . no Nome -
. (2 steries) ) L .
4 2 Gaden N/A 1,400  $899 $0 . @60% - Yes 0 N/A go - None
g © (Zstores) ‘ :
4 2 ‘Garden N/A 1400  N/A 50 " Rural Yes 0 N/A N/A None
(2 stories) : : Development : :

@30% FaceRent Conc. Concd. Rent Uil  Adj. Rent @50% Face Rent Cone. Concd. Rent Utl, . Adj. Rent
2BR/IBA $323 $0 - $323 $0 $323 2BR/IBA 5574 ° $0 $574 $0 $574
3IBR/2BA . 3371 $0 T BT 30 5371 3ER/2BA $633 . 30 . %633 $0 3633
4BR /ZBA $414 50 $a14 30 3414 4BR /2BA 3682 $0 $682 $6 $eg2
@55% Face Rent Cc‘mc.- Coned. Rent  Util.  Adj. Rent @60% Face Rent Coric.  Concd. Rent  Util, Adj. Rent
2BR/1BA 637 $0 §637 so  se3r 2BR/1BA $700 $0 $700 5o $700 -
3BR/2BA - $734 50 $734° s0 $734 3BR./2IBA $806 30 . 5805 30 $806
4BR /2BA $818 $0 818 - %0 $818 4BR/2BA . %899 %0 $805 0 $859
Rural Face Rent Cone. Coned. Rent Uti.  Adj. Rent

IBR./ IBA N/A -$0 N/A $0 N/A

3BR/2BA N/A " $0 N/A $0 NA

4BR/2BA, WA 50 WA 0. NaA
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Lot

Montgomery Crossings, continued

T

Amenities

In-Unit o - : Securkty Services
Balcony/Patio : Blinds ‘ Nohe - R Nome
Carpeting Central A/C ’ - :

Coat Closet : Dishwashér ¢ -

Garbage Disposal Microwave

Oven - | : Refrigerator

‘Washes/Dryer hookup .

Property . Premium : Other
Business Center/Comprter Lab Carport None Nong
Cotstyard o 7 Jacuzzi . .

Ceitral Laundry - ) Off-Street Parking

On-Site Management Picnic Area

Playgroond - - Swimming Pool

Comments N . : _ =
Montgomery Crossings is a LIHTCAJ SDA deveiopment located in Lemoore. According to meanagement, the development opened in August 2009 and reached a
stabilized cecupancy within orie month, This equates to an abserption pace of 57 units per month. Currently, there is a short waiting Hist for afl unit types. Sixteen-of
the 57 total uhits are USDA units and all 16 of' the USDA uni is recieve rental assistance. The information presented was gathered through an intexview with the
property manager and our inspection of the property. The information regarding the current condition of the property was obtained through our physical pfoperty
inspection and through information obtained from the properfy manager. As the development opened in 2009 and is in excellent condition, no Tenovations are plamed
at this fime, . , - -

@ Novogradac & Company LLP 2008 - All Rights Reserved.



__ PROPERTY PROFILE REPORT
" 'Westherry Square Apartments

Effective Rerit Date 31152010

Locatios 1195 F Hanford Armona Rd
- Lemoorg, CA 93245
Kings County

Digtance e 1 mile .
Units 100

Vacant Units 3
. Vicancy Raie o CA0%

Type ’ ' Garden (2 stories)

Year Buili/Renovated 1998 / N/A

Marketing Begin ) N/A

Leasing Began - NA

Last Unit Leased oNA

Major Competitors . Aldsrwood .
- Tenant Characteristics . Families frorm the local area

Contact Name Claudia, ’

Phone 559.924.1064

Market Information - Utilities

Program ‘ ] LIETC AIC ‘ ’ not included -- central
Annual Turnover Rate 30% ‘ Cooking not included -- gas
Units/Month Absorbed  N/A - . ) Water Héat not iné‘[uded_ ~ gas
HCV Tenanis , . 10% " o Heat 7 not included - gas
Leasing Pace . L Oni week Other Electric. not included

Annual Chg. in Rent 4% increase on all units Water included

Concession Noze . Sewer included

Trashk Collection included

Unit Mix (ace rent)

Beds Baths ’I‘yi]lé Unifs Size (SF) Rent Concession Restriction Witing Vacant 'Vacancy' Max Rent? 'Rangé
’ . C ~ (monthly) - List ~ Rate ]
2 1 Gairden 5 883 8538 $0 @50% Yes 0 0.0% - no None
@ sfories) : _ : _
2 1 Garden 47 888 - $664 $0 @60% -~ Yes 1 2.1% no None
) (2 stories) - . ' ‘ . ) ‘
3 2 Garden 4 1,100 $620 30 @50% Yes 0 0.0% no Nope -
_ (2 stories) .
3 2 Garden 28 1,100 $7653 50 @60% . Yes 1 3.6% no None
) (2 stories} . . S )
4 2 Garden 1 1,300 3686 %0 - @50% Yes - 0 . 0.0% - no None
(2 stories) . o
4 2 Garden 15 1,300 $348 30 @60% Yes 1 6.7% no Nong
(2 stories) - - : . )

 @5% FaceRent Comc. Coned.Rent Utd, Adj.Rent .  @60% ~ FaceRent  Coné. Concd.Rent Tl  Adj. Rent

2BR/1BA 3338 $0 5538 0 $538 (2BR/1BA. 3664 . 50 - $664 50 . $664
3BR/IBA $620 50 - 3620 T g0 - $620 3BR/2BA $765 50 $765 $0 $765 .
4BR/IBA $686 50 3686 $0 $686 4BR /2BA, $848 30 $848 $0 $848
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Westberry Square Apartments, continued

In-Un'i_t). ) o R R . : Secm:lty . R 7 Scr\lf'ic'e_js-

Balcony/Patis ) ) Blinds : Nobe ’ < Nong
Carpeting ‘ Central A/C ’
Coat Closet . Dishwasher
Garbage Dispasal Oven
Refrigerator Washer/Dryer hookup -
Property . : Preminm : Other .
Baskefball Conrt _ - . Camor - Noae . None
Clubhouse/Meeting - Exercise Facility
Centrel Laundry- " OffStreet Parking ¢
* On-Sife Management . Picnic Area
Playground Swimming Pool
Velleyball Court '

Comments e U o
Maqagementi‘i#;diqated tha there is a short waiting Tist for all ﬁqit:fypgs. Management did not know if there were any firture renovations planned for the development,
‘but indicated that there have not been any majot rencvations within the last five years. The information presented was gathered through an interview with the property
manager and our inspection of the property. The information regarding the current condition of the property was obtained through cur physical property inspection and
through information obtained from the property manager. ! ’ ) ’ )
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Westbherry Sqilare Apartments, continued

Trend Report

V}it:an@ Rates
1008
TT.0%

Trend: @5 0%

IBR/1BA
Year QT Vi,
2008 1 0.0%
2008 3 0.0%
2000 1 0.0%
2010 1 0.0%
3BR/2BA .
Year QT Vi,
2008 1 750%
2008 0.0%

2010 0.0%%
4BR /2BA

Yeéar QT Vae,
2008 1 100.0%
2008 3 0.0%
2000 1 00%
2010 1 0.0%

3
008 1 00% -
1

- 3Q08
3.0%

Face Rent

$531

$561

8516
 §538

Face Rent

$671
$641
3594
$626

Face Rent

$631

$661
Cg658

$686.

l‘end Comments

1Q09
5.0%

Coné:
$0-

§0
$0
50

Coxne,

$0
$0
E
36

Conc.
30

- 80

50

30

1Qi0
3.0%

Coincdl. Rent

$531
$561
$516
$538

Coned. Reént

611
$641
$504
$620

‘Coned. ﬂent

$631.
661
$658
$685

Adii . Rent
$331
$361
$516

ESEH

Adj. Rent

s611
$541
$554-
%620

Adj. Rent
a3t
$661
$658
3686

2BR /1BA

Vac.
2.0%
4.3%
2.1%
2.1%

Vac’.
10.7%
7.1%
7.1%
3.6%

" Vac.

0.0%
6.7%
13.3%
6.7%

" Year QT
2008
2008 3
2009 1
2000 1
3BR/2BA .
Year QT
008 1
2008 3
‘2089 1
2010 |1
48R /2BA
Year QT
w008 1
2008 3
2009 .1
2010 1

Face Renf

- $647
$677
$637
$664.

Face Rent

5745

$781

$734

$765 -

Faceé Rent

$830
$371

$814

$848

Cone,

$0
$0

s
30

Cone.

$o
$0
%0
0

Conc:

$0
$0
$0
30

Concd. Rent
$647
$677
$637
$664

Concd. Rent
$745
8781
$734
$765

Coned. Rent

$830
$871
5214
$848

Adj. Rent
3647
. $677
$637
© $664

Adj. Rent
$745 -
$781
$734
$765

Adj. Rent
3830
$871

- $814
§348

1G08”

3Q08

1Q09

Management was not abls to te]] how many tena.nts are farm workers.

According to managemet, there are no fannwn:‘kers' Iesiding at the development' at this ﬁme.

ut111ty allowance. The durrent rental raées are at the 2008 maxunum allowable Ievels.

1Q10

According to management the cuutent occupancy at the development is ty'plcal Reportedly, there was a decrease in rental rates due fo an increase on Lhe

Management indicated that there is a short waiting list for all unit types. Management did not know if there were any futture renovations planned for the
development, but indicated that thers bave net been any major renovations within the last five years, The information presented was gathered throngh an

interview with the property manager arid our inspection of the property. The information regarding the current condition of thé property was obtained
through our physical property inspection and through information obtained ﬁ'om the property manager .
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‘ PROPERTY PROFILE REPORT
. Ashley Court Apartments -

Effective Rent Date 3/12/2010

Location 909 West Bush Btreet
. * Lemoore, CA 83245

Kings County

Distance 1.2 mailes

Units - o 60 ‘

Vacant Units C 1)

Vac:incy Rate 0.0%

Type -  Townhouse (2 stories)

Year Built/Renovated 1985 / N/A ‘

Marketing Began N/A

Leasing Began N/

Last Unit Leased - N/A : ‘

Major Competifors " " College Park Apartinenls

Tenant Characteristics Families, a few military tenants

Contact Name " Pat

Phione ’ 559-924-1471

Market Information - 0 - Utilities o
Program " Market _ : o AC -7 notincluded - ventral,

Annual Tarpover Raté 28% ] o ) Cooking not inchuded - eleciric
Units/Month Absorbed N/A ) ’ ‘Water Heat noi inchuded - gas’
HCV Tepants 0% - ' . Heat ) not included - gas
Leasing Pace One week ‘ o 7 Other Electric " pot incladed -
Anpual Chg.in Rent None since Lst Qtr 2009 ' . Water incuded

Congessi'mi : ~ None ) ) Sewer included

" Trash Collection included

Unit Mix (face ret :

Vacant Vacauéy Max Rent? Range

Beds . Baths =~ Type ~ Units  Size (SF) Rent Concession  Restriction  Waifing
: ' (monthly) - List ' Rate .

1 ) 1 Townhouse 48 900 $600 %0 " Market " No 0 0.0% . WA None
(2 stories) ’ ‘ . i

2 2 Townhoise 7 1,200 $800 $0 - Mearket No - 0 0.0% WA ' Nome
(2 stories) } ] ) - )

3 2 Townhouse 5 1,300 $850 30 Market No 0 0.0% N/A None
(2 stories) ' ] .

Market TaceRent  Coné, Concd.Rent Utk  Adj. Rent

1BR/IBA $600 $0 . $600 $0 $600
2BR/2BA $800 © %0 $800 30 $800

3BR /2BA. $850 s $850 S0 - 8850 ‘ ' L

© Novogradae & Company LLP 2008 - All Rights Reserved.



Ashiey Court Apartments, continued | ;

"n-Unit . Services
Balcony/Patio Blinds Mong ' Norie
Carpeting : Central A/C ' . '

Coat Closet - Dishwasher

Exterier Storage Garbage Disposal

Oven Refrigemator

‘Wallc.In Closet N ‘Washer/Dryer hookup
Property S : ’ L Premimm_ .- Other
Caport . Central Lam:ldry . Nong None
Off-Street Parking ’ . On-Site Management :
Swinmming Pool

Comments

Management indicated thaf thcy do not keep a formal wamng hst as they operate on a "ﬁrst came fn'st sérved” basts The mformatlon presented was ga’shered thmugh
an inferview with the property manager and our inspection of the property, The inforamtion regardmg the current condition of the property was obtained through our
physical property irspection and flrough information obtained from the property manager, Management was unawdre of any recent or planned reriovations foy the

property.

© No‘{fogradac & Company LLP 2008 - All Rights Reserved,



Ashley Court Apartments, continned

Trend Report
Vé‘caﬁcyhaﬁé o _
1008 3Q08 1009 ~1Q10
0.0% ‘ 0.0% 0.0% 0.0%
| Trend: Market.
IBR/IBA . .
. Yedr. QT - Vac, FaceRent - Coné.  Concd, Rent Adj, Rent
008 1 00% $600 $0 gs00 - $e00
2008 3 0.0% $600 T %600 $600
008 1 - 0.0% $600 $0 $600° * 600
0 1 00% $600 §0 $600 " $500
2BR / L.5BA

Year QT Vac. Face René Come. Coned, Rent © Adj. Rent

IBR /2BA, ‘ N . : i
Year QT Vac Face Réent Conc. Coned. Rent ~ Adj. Rent

2008 1 00% $700 30 $700 $700°

2008 3 - 0.0% $300 $0 $800 $800

2000 1 0.0% 5500 - %0 $800 $800

200 1 00% . $ROG . %0 $800 $800

3BR/1.5BA

Year QT Vac. . FaceRen{ Conc. Coned.Remt  Adj. Rent

3BR/2BA . .

Year QT Vac. FaceRent Comc.  Coned. Rent  Adj, Rent
2008 1 0% $750 g0 §750 : $750
2008 3 0.0% $850 §0 $850° $850
w09 1 0.0% $850 $0 5850 $850
2010 1

0.0% $850 - %0 3850 ’ $850

Trend: Comments

1Q08 . Management was nof able o calculaté annual fumover Tate. Also, the management was not

sure if there ars any tenants who aré farm workers,

3008 According to manageinent, there are no farmworker tenants residing at the property at this time.
- 1Q0% None.
1Qi0 Management indicated that they do not keep a formal waiting list as they operate on a "first come first served” basis. The information presel_ited was

gathéred through an interview with the property manager and our inspection of the property, The inforamtion regarding the carrent condition of the
property was cbtzained through our physical property inspection and through infermation obtained from the property manager. Management Was Unaware
of any recent or planned renovations for the property.

. @ Novogradac & Company LLP 2008 - All Rights Reserved.



Effective Rent Date

Location

Distance
Uiits
- Vacant Units
Vacancy Rate
Type
Yedr Built/Renovated ©
Marketing Begﬁﬁ
Leasing Began,
Last Unit Leaséd
Major Competitors
Tenant Characteristics
" Contact Name
Phone

N/A
N/A
N/A
None known.

Wayne

Market fomtin ’

371212010

899 Dogivood Avenug
Lemoors, CA 93243
Kings Couity

1.8 miles

120

0

(.0%,

One-story

2005 1 NIA

70 percent military; comrectional officers

559.924.5914

Program . Marieét ) . ) ‘ ) AIC
Agnual Turnover Rate 132% : ‘ N . Cooking
Units/Month Absorbed 438 units/month - Water Heat
HCV Tenants 0% - . Heat }
. Leasing Pace One week " Other Electric
\nfmal Chg. in Rent None since 1st Qir 2009 - o Water
<oncession Nong :  Sewer
Trash Collection
| Unit Mix (face rent)
Beds Baths . Type Units °  Size(SE) Rent = Concéssion Restriction
(monthly)
1 1 One-story 60 735 $790 50 - Market
2 2 One-story 30 1,002 $975 $0 . - Market
2 2

One-story 30 1,092 $990 $0 Market

PROPERTY PROFILE REPORT
College Park Apartments

. riot included - central
not included -- gas
not included — gas

_not included -- gas
not included

not included
not.included

not included

Waiting  Vacamt Vacancy MaxRent?  Range

List Rate . )
Ves 0 0.0% N/A | None
Yes 0 0.0% N/A None

Yés 0 0.0% WA Nome

Market
1BR/1BA $790
$075 - §990

‘2BR/2BA

FaceRent Conmé. Coned Remt Uti  Adj Rent-

21 57190 $67 857 -
$6 $975-3900 568 §1,043-$1,058

In-Unit

Balcony/Patio

Carpeting

Coat Closet

Exterior Storage;

Fireplace

Oven - . -7
Walk-In Closet

Property
Carport
wcnzzi
On-Site Management
Swimming Pool

‘ Security
Blinds . . Perimeter Fencing
Central A/C
Dishwasher
Ceiling Fan
Garbage Disposal
Refrigerator
‘WasherBryer

Premium
Clubhouse/Meeting - None
Off-Street Parling
Playground

Serﬁces .
Nohe

Other

Nonse

© Novogradac & Company LLP 2008 - All Rights Reserved.



College Park Apartments, continuned

| Comments S
Mmageméﬁt mchcated ot there is 2 Iengr.hy waitii:g. Tist fdr'a‘i!; umit types at this time, Maﬁ;igem. \was unaware of p%aﬁhedr,ehnvaﬁbasi ‘t\hé‘near future Thig -
mformation presented was gathiered through an interview with the property manager, Wayné, and thrbugh our inspection of' thé property. The information reégarding
the current condition of fhe property was obtained through our physical property inspection and tirough information obtained from he property manager, - :

© Novogradac & Cqmpany LLP 2008 - All Rights Reserved.



College Park Apartments, continued

Trend Report

ifacaﬁ:éyRﬁte's' o

1Q08 Qs 1009, . 1Qid
" 0.0% 08% J0.0% . 0% :
Trend: Market

p— e —
Year QT Vae. FateReat Cong, Coned: Rent Adj. Rent
2008 1. 0.0% §750 "$q B 3857
2008 3 L7% £790 T %0 - $700 $857
3009 1 0.0% §790 80 $ro0 3857
00 1 - 0.0% _s7m0 50 $70. 8857
2BR /2BA, _ _

Year QT Vac. Face Rent Cone, Concd. Rent Ad_] Rent.
2008 1 00% . $965-8990 %D $965-$990 - $1,033 -$1,058
2008 3 0.0% $975 - §900 80 - $975-8%90  §1043-§1,058
2000 1 0.0% $9°73 - $990 $ $975-%990  $1,043 - §1,058

"1 00% $975-3000 80 $975-8990°  $1,043 - 81,058

. 2010

Trend: Commes

‘IQQS Managemen;c ackﬁdw]eged that three jjercéﬁt of ;c‘;':]'::ant-s are farm workers.
_SQOS _ Ar.;cordij:lg_ 16 managemént, there are three households én the waiting list for two-Eedroom umts

1Q09 According t.o maJ-Jagemcnt, there are two houscholds on the waiting list for t'\vofbedroom units at this ﬁmg.

Q1 Management indicated that there is a lengthy ‘wailing list fof all unit types at this time. Management was unaware of any planned renovations in the near

futvre. The nformation presented was gathered through an interview with the property manager, Wayné, and throngh our inspection of the property. The
information regarding the current condition of the property was obtained through our physical property inspection and through information obtained from -
the propery manager.

© Novogradac & Company LLP 2008 - All Rights Reserved.



PROPERTY PROFILE REPORT
Heritage Apartments

Effective Rent Date 3/15/2010

Location 1169 Beverty Drive
Lemoore, CA 93245
Kings County
Distance 0.9 miles
Unrits . < 144
Vacant Units ' 7
Vacancy Raté 4.9%
Type e Garden (2 sfories) :
Year BuiltRenovated 1984 / /A ‘
Marketing Began N/A
T.easing Began /A
Last Unit Leased WNIA .
~ Major Competitors - Lakeview
Tenant Characteristics 70 percent military
Contact Name ‘ Anra - .
Phone | 5559244204

Market Information

Programi ) Market T AIC . not included - Gentral
Axnual Turnover Rate 37% o : Cooking ot inchuded ~ electrie
Unis/Month Absorbed N/A ‘ . Water Heat ’ not included — glectric
HCV Tenants 0% - Heat ’ 1ot inchuded - electri¢
Lesing Pace - 2 Weeks - Other Electric not included
Amnual Chg. in Rent None ‘ - Water " incloded
Concession Half off first tnonths rent ) ‘ Sewer ) " included

' ' Trash Collection ~ included

Unit Mix (face rent) _ AR T T A
Beds Baths . Type . Units - Size(SF) Rent Concession  Restriction Waiting  Vacarit Vacancy MaxRent? Range
: ’ (monthly) List i Rate
. A

Unit Mix

Market Face Rent_ © Conc. Coned. Rent Utdl,  Adj. Rent
2BR / 1BA §755-$805  $31-$34  $724-$771 $0  $724-4771 .

Amenities N
inUnit - S o  Security T Serviees
Balcony/Patio. Blinds - - : Patrol - : None
. Capeting - Central A/C . Perimeter Féncing '
Dishwasher | Ceiling Fan
Garbage Disposal Oven
Refrigerator . Walk-In Closet
Washer/Dryer hookup
Property - ‘ . ' Premium S " Other
. Carport Central Laundry © None Nons
Off-Street Parking On-Site Management

© Novogradac & Company LLP 3008 - All Rights Reserved.



_ H'itage artments, continued

Commem:s . , B

Managament mdlcated that thiere have not been any major renovatmns to the property in the last several years Management wag unaware of any p‘lanned future
tenovations for the property. The information presented was gathered th.rough an Interview with the property manegér and our inspection of the property. The

information regarding the current condition, of the property was obtained fhrough our physical property inspection and through inforination obtained from the pmpex“ty
manager, Axnna, .

© Novogradac & Company LLP 2008 - All Rights Reserved.



Heritage Apartments, ouﬁnued

Trend Repor

VacaﬁcyR:iféé- S ) ‘

1Q08 - 3Q08 1Q09 1019

2.5% 42%. 5% - 49%

Trend: Market

2BR/1BA 7 :

“Year QT Vac. TaceRent Come. Coned. Rent Adj. Rent
2008 1§ 35% $755 - $805 6 755 - 305 §755 - 305
2008 3 42% . §735-3805 S0 §755-$805 §755 - $305
209 1 35% $755-3805 %0 $755-8805 - $755- 4304
2010 1

A% BISSoS805 SI1-S34 ST $T2A-8TL

Trend: Comm ents

Q08 WA -

SQGS: . None.

1Q09 N/A |

1Q10 Management indicated that there have not been any major renovations to- the property in the last several years. Management was unaware of any; planned

firture renovations for the property. The information presented was gathered through an interview with the property manager and our inspection of the.
property. The information fegarding the current condition of the property vwas obtained through our physical properiy inspection and through informatton
obtained from the property manager, Anna, . : . ' .

© Novogradac & Company LLP 2008 - All Rights Reserved.



PROPERTY PROFILE REPORT
~Lakeview Apartments ST

Effective Rent Date 3/12/2010
Location ' 333 B Cinnamon Drive
Lemoore, CA. 93245
Kings County
Distance 0.4 miles
Units ; . 284
Vacant Units 30
Vacancy Rate 110.6%
Type Various (2 steries)
* Year Built/Renovated | 1984 /N/A
Marketing Begaﬁ WA
Leasing Began - ' WA
Las{ Unit Leased ] N/A -
Mazjor Competitors Park Place, Heritagé, College Park
Tenant Characteristics civilians and milifary )
Contact Name Kimberl)_f

Phene - 550,924.6464

.

“Utilities

Market Information _
P.r(‘)grﬂ_]h . Market ' - ‘ ) . . A/C B v . ) l’iOt {ﬁCiﬁdéd - .Cc[lt[a.l e
Anminal Turnover Raté 40% . - o Cooking not included -- electric
- Units’'Month Absorbed = N/A : - ' ‘Water Heat not incladed - gas
HCV Tenants 1% Heat not incleded -- gas
Lensing Pace 1-2weeks - ‘ Other Electric - not included
\nnual Chg, in Rent’ None since 1st Qtr 2009 ) ‘Water . - ingluded
Cencession | | Reduced Security Deposit o Sewer A_ iI;cllided

Trash Collection included

Uni Mix (face ren) |

"Beds .Bathg‘ Type Units Size (SE) Rent. Concés_sioﬁ Hestriction Waiting " Vacant

' Vieancy MaxRent? Range

o . (manthly) List Rate
0 1 Garden 32 600 §575 - $0 Market ‘No 3 9.4% N/A Nane
) {2 stories) : - :
1 1 Garden, 32 © 00 $600- $0 Market No 5 15.6% N/A None
- . {2 stories) ' ’ . ) ’ :
2 1  Garden 154 850 $625 . - %0 Market No 12 - 7.8% N/A None
. : (2 stories) ) ) ) )
2 15 - Townhouse - 58  CLI0OT  $725 $0 Market ~ No 8 13.3% N/A None
3 1.5 Townhouse & L1305 8978 0 Market No 2 25.0% N/A None
' {2 stories) . : -

Market FaceRent  Cone. Con;:d. Rent VUt  Adj. Rent
Studio / 1BA - $575 $0 $575 0 $575
IBR/1BA - $600 : 80 7 3600 30 - $600
2BR/1BA $625 80 $625 80, $625
28R/ 15BA $7125 $0 $725 s g

3BR./15BA 975 30 $975 0 0 887

© Novogradac & Company up 2_008 - All Rights Reserved,



Lakeview Apartments, on’_ﬁn’ued

P

Amenities R 5 _
Tn-Unit o . ' :Seci.ix-"ify‘- o ~ Services

Balcony/Patio Blinds . Pefimeter Fencing : Noné
Carpeting - Central A/C ) -

Ceat Closet . Dishwasher

Exterior Storsge Ceiling Fen.

Garbage Disposal - Qven

Reftigerator :  Walk-In Closet

‘Washer/Dryet hookup,

Property ) Premimm Other
Basketball Couit ~ Clubhouse/Mesting ’ - None CL None
Exercise Facility - . Central Laundry : : -
Off-Street Parking - B " On-Site Management,

Swimming Pool ’ o .

'‘Comments : S - LT _ R _
Management indicated that occupancy is sypically higher, around 95 percént, and attributed the in¢rease in vacancy to the current economic recessich. Mznagement
indicated that they hope their ciirrent congession of & reduced deposit fee will inicrease occupancy over the next several months. Management was unaware of any
recent of planned renovations for the develepment. The information presented was gathered through an interview with the property manager and our in’sPection' of the
property. The information regarding the current condition of the property was ghtained through our physical property inspection and through information obtained
from the properfy manager, ‘ ' )

" © Novogradac & Company LLP 2008 - All Rights Reserved.



Facancy Rates

1Q08
L10.9%

Tre: Nla

IBR/1BA .
Yealu‘ QT-J Vaé-,
2008 . 1 0 6.2%
2008 3 3.1%
2000 1 3%
010 1 156%
2BR / 1.5BA
Year QT . Vae.
2008, 1 34%
2008 3 52%
000 10 34%
T2010 10 13.8%
ZBR [ 1BA .
Year QT Vac
2008 1 163%
2008 3 52%
0000 1 32%
016 1 7.8%
TR/ 2BA

.ear QT Vae,
3BRJ;5BA
Year QT Vac.
008 1 25.0%
008 3 0.0%
000 1 0.0%
010 1 250%
Studio / 1BA
Year QT Vac,
W8 1 0.0%
008 3 31%
W09 1 3.1%
2010 1 9.4% .

3Q08
4,6%

Face Rent
$605
. §600
$600
$600

Face Rent
$825

$775
$725
§725

Faee Rent
8700

£675
$625
$625

Face Rent

Face Rent
$950
$950
$075
$975

Face ﬁent
$595
$575

- $575
8575

Lakeview Apartments, continued

'Trend]{eﬁbrt' ) : T LT AR ST SOy R R T IN E -

1Q09
3.2%

Cone.

$0
0
$0
50

Conc,

$0
80
. %0
$0

Cone.

$0
507
$0
$0

Cone.

Conc.

30
$0
$0
30

Cone,

30
$0
- 80
$0

1010
10.6%

‘Coned. Rent

4695
$600
$600
8600

Concd. Rent
$825

- 4775

§723
§725

Conced. Rent

$700
$675
$625
8625

Concd. Rent

Concd. Rent
3950
$950
975
$975

Concd. Rent
$395

$575
3575
$575

© Novogradac'& Company LLP 2008 - All Rights Reserved.

Adj. Went
$693

$isoo.
$600
$600

Adj. Rent
%825
775
725

.87

Adj. Rent

$700.
$675
$625
3625

Adj. Rent

Adj. Rent
$930
$950
$975
$975

Adj. Rent
$395
$575
$575
£575



Lakeview Apartments., continued

Trend: Cmts

1008

3008

1Q09

1010

Mahﬁge&;énf estirhated b_n:iéjoﬁty of tenants are m.]htarY p'er's.oﬁnél.. Méﬁgag’_eg;hﬁt indicated that fhere i one e tenant.

According to management, rental rafes have decreased since January 2008 in order to increase pecupancy at the development:

Since the property was last surveyed in July 2008, renta] rates decreased six to seven percent for the two-bedroor unifs, and increased three percent for the
three-bedroom units. ' : :
Management indicated that occupancy is typicaly higher, around 95 percent, and attributed the incfaase in wacancy to the curtent ccqnbmfg: Tecession.
Management indicated that they hope their curfent concession of a reduced deposit fee will increase decupancy over the next several months. Management
efopment. The information presented was gathered through an intérview with the property

was unaware of any recent of p}annéd renovations for the dgv I ( 1
manager and our inspection-of the property. The informatien regarding the current condition of the property was obtained threugh our physical property

inspection and thrugh information obtained from the property manager.

© Novogradac & Company LLP 2008 - All Rights Reserved.



PROPERTY PROFILE REPORT

ee Apartments
Effective Rent Date : 31572010 i
Location’ T . -333 North Olive Street
. Lemoore; CA 53245
Kings County
" Distancé . 0.9 miles
Units ‘ 48
Vacant Units . 2
¥acancy Rate 42%
_Type E Garden (2 stories)
Year Built/Renovated 19805 / N/A
Marketing Began wA -
Leasing Began N/A .
" Last Unit Leased . WA ] )
Major Competitors ° Ashley Court, Summer Place
Tenant Characteristics .~ Over 8( percent military; less fhan 5%
Tl farmworkers
Contact Name Liz
Phome . - - ' 559-924-4564
Market Information
Frogran : Maiket -~ : ) TA/IC ' o " ot inclyded - cential
Annual Turnover Rate 45% - ) ‘ . Cooking ~ = ' uét inclided — electric
" Units/Month Absorbed - | N/A o ’ . Water Heat . ot included ~ gas
- HCV Tenants 0% ' ' : Heat ' . ’ not incladed —gas
Veasing Pace Pre-leased ’ Other Electric * not included
nnuai Chg. in Rent " 3% decredse on 2BR units Water . incloded
Concession . None - o Sewer included
i : Trash Collection ingluded
Unit Mix (face rent)
Beds Baths Type Units  Size (SF) Rent C;_m'cessioln Restriction Waiting Vacant Vacancy Max Rent?  Range
T ) : (monthly) : List Rate ‘
1 1 Garden 8 685 $535 $0 Market No 0 00% - NA . Nome
(2 stories) '
2 1 Garden 40 872 $685 80 - Maket  No 2 50% N/A None
(2 stories) o

Market FaceRent  Conc. Coned.Rent Util,  Adj. Rent
1BR/1BA $535 50 $535 30 %535

2BR1BA. $685 80 $685 30 $685

In-Unit - ' S S o " Security . Services
Balcony/Patip Blinds - . T Nomé . None
Carpeting . Central A/C; : - e
Dishwasher ' ) Ceiling Fait

Garbage Disposal Oven
Refrigerator ’ : '

Property : Premjum Other
Carport Courtyard None : None
“entral Laundry ) Off-Street Parking .

n-Site Management . . Swimming Pocl -
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Olive Dee Apartments, continued

Comments _ . _
Ma:;ageﬁlent_indiéateﬁ that rental rates Yor the fyio-bedfoom uriits were lowered iﬁStéa{i of offering ¢oncessions. Méhageﬁaént was uﬁawa.r'g: ofany receht o plﬂ.uued
renérvations for the development: The information presented was gathered throngh an interview with the property manager and our inspection of the properiy. The
information regarding the current condition of the property was obtained through our physical property inspéetion and from information obtained from the property
manager, - )

© Novogradac & Company LLP 2008 - Ali Rights Reserved.



Olive Dee Apartments, centinued O

Trend Repolt

v aca.ncy Rates .
1Q08 3Q08 1009 1010

0.0% Oo% . 21% © 4.2%

Trend | Market

1BR/1BA ‘

" Year QT Vac,  FiceRent Coe. Concdh Rent  Adj. Rent
2008 I 0.0% $500 $0 §500 $500
2008 3 00% - $500, §0 - $300 $5t0
008 1 Go0% §533 $ 533 R
2016 1 0.0% * §513 $0 $535  $535
ZBR/IBA ‘ g
Yeir QT Vai. Face Hent Cont.  Concil, Rent  Adj. Rent
2008 1 0.0%, . 3673 50 t %67 $675
2008 3 0.0% $675 50 Css | sers
a0dy 1 35% $765 $0 $7iis $705
M0 1 50% $68s. . o $685 $685

: Trend 7 Comments ‘

' lQlJS‘ ’ Management mdleated esthated two tenants per month leave and there are no farmer tenanis.
‘ .3QD'8 According 10 management, there are currently 12 household_s‘ ol the waiting list for alI unit tyées.
1009 " Noze. '
1(.210 ‘ - Management indicated that I-enteI 1ates for the two-bedroem wunits Were-lowered instead of offering eonccssione Mmageﬁent was unaware of any recent

or planned renovations for the development. The information presented was gathered through an interview with the property manager and our inspection of
the property. The information regarding the current condition of the property was obtained through our physical property inspection and from information
obtained from the property manager. ) .
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_PROPERTY PROFILE REPORT.

SR Park Place Apartments
Effective Rent Date 3/1572010 ‘ .
Location 550 East Hariford Armona Road
, o Lemoore, CA 93245
Kings County
Distance 0.9 miles
Units 190
Vacant Units ‘ 2
Vacancy Rate 2.0% ‘
Type’ : Garden (2 stories)
Year Built/Renovited 1952 /NJA,
Marketing Began N/A
Leasing Began - N/A
Last Unit Leased N/A .
Major Competifors College Park Apartments
Tenant Characteristics 7 Military, civilians, 2% farmworkers
Contact Name Debérah
Phone . 559-925-0518

Market Information Utilities : . _
Program o Market - AR S © pot jncluded - cenital ©
Apnual Turnover Rate 28% Cooking . not included — gas
Units/Month Absorbed T N/A ' Water Heat not included — gas

HCV Tenants 0% Heat : not included -- electric

Leasing Pacé - Ope week : . ' * Other Blectric not included

Amnual Chg. in Rent . None, : . ‘Water incladed,

Concession R None Sewer included

Trash Collection inciuded . -

) Unit I\’.Iix(face ent) |

Concession Hestriction = Waiting  Vacant Vacancy Max Rent? Ringe

Beds Baths Type Units = Sizé (SF) Rent
) : (monthly) - List Rate
2 2 (arden T 862 - §765 $0 Market Ne 2. 8% N/A, None
- . - (2 stories) ) ‘ . . ’
3 2 Garden 28 1,028 $850 50 Market No 0 0.0%  NA None

(2 stories)

Market Face Rent 'Conc_:-.' Coned. Rent  Util.  Adj. Rént

2BR /21BA - §765 $0 3765 30 §765
IBR/2BA $856 $0 $85¢ 50 $850

Amenities - -
In-Unit . ’ ) Security Services
Balcony/Patip : " Blinds Peritmeter Fencing None
Carpeting o . Centml AIC

Coat Closet Dishwasher

Exterior Stofagg . Ceiling Fan

Gasbage Disposal Microwave

Oven s Refrigerator

‘Wall-In Closet ) ,

Property : Premicm Other
Clubhouse/Mecting Garage None None
Central Laundry Off-Sirect Parking

On-Site Management Picnic Area

Playground , ' Swimming Pool

© Novogradac & Company LLP 2008 - All Rights Reserved,



Park Place Apartments, continued _ 7 7 B
Comments 7 | , - ) ) ) |

Management fnidicated that both vacancms are pre-]eased Managemﬂn’c was unaware of a.uy réctni ¢ or plarined Tenovationis for thc proparty ‘The informatioi prescnted
was gathered through an interview with He property manager and our inspection of the praperty. The information Tegarding the curént condition of the pmperty wag
obteined throngh our phiysical property mspectlon and through mformatlon obtained from the property manager; Déborah.

© Novogradac & Company LLP 200§ - Al Rights Reserved.



Park Plae Aartments, continued |

l'end Rport B

Vacancy Rafes )
1Q08 3Q08 0oy . 1Q10
0.0% 1.0% 0% 2.0%

2BR / 2BA
Year QT
2008 1
2008 3
2008 1
2010 1
3BR/2BA
Year QT
2008 1
2008 3
2009 1
2000 1

Trend: Cments

1008

3Q08
1009

1Q10

]

end; Market

Vac, Tace Rent Come, Concd.Rent  Adj. Rent

0.0% $765 50 $765 $765
0.0% 765 50 %765 765
0.0% - $765 $0 $765 §765
2.8% 8765 $0 _ §765 §765

Vac. f‘ace Rent ~Cenc. Coned. Rent Adj. Rent

0.6% $830 §0 - $850 $850

3.6% $8350 49 T $850 $850

0.0% $850 $0 $350 §850
0% $250 50 3350 $850

Managemént {ndi_cated that tailitary personoel and civilians reside at the property; howevet, a breakdown was tnavailable: The manager estimated that two
percent of tenants are farm workers, ’

None.

According to management, no waiting list is kept because they oﬁerate on 4 "first come first served” basis,

Mandgement indicated that both vacancies are pre-leased. Management was uneware of any recent or planned renovations for the property. The
information presented was gathered fhrough an interview with the property manager and our inspection of the property. The information regarding the

cinrent eondition of the property was obtained thréugh our physical property inspection and through information, obtained from the property manager, -
Debordh. o : ‘

" © Novogradac & Company LLP 2008 - All Rights Reserved.



PROPERTY PROF 1ILE REPORT

V allev Oak Apartments
Effective Rent Date 3/12/2010
Location, 1165 East Hanford Atmona Road -
Leméore, CA 93245
Kings County
Distance . 1 mile.
Units ‘ 73
Vacant Units - 13
" Vacancy Rate 17.8%
Type Garded (2 stories)
Yenr Built/Renovated . 2009/N/A
Marketing Begai N/A
Leasing Began - | N/A
Last Unit Leased - " N/A
Major Competitors None Identified ‘
" Tenant Charat;'tegf‘ist‘ids N Famﬂles YOung pmfesslonals fromi area
Contact Name S Menager
Phone = 559—924-8888 )
I Market Informatmn Utilities
Program . © 7 Maket - Alc .. notincluded - central
Annnal Twrnover Rate N/A ' ) - ) " Coeking not included ~- electric‘
Units/Month Absorbed 12 units per morith - ' Water Heat =~ not included -~ gas
HCV Tenants 0% o ' ‘ Heat not included -- gds -
Leasiﬁg Pace Two wn;eics - . . Other Electric not included
Anuiial Chg, i Rent - NjA ' Water: ineluded
oncession o ‘ None ) . Sewer ' inclzded
- ' Trash Collection " included
B Unit Mix (face rent) ,
A Beds I Baths — Ty'llie © Units Size (SF) Rent  Concession Restrlctmn ngting Vacant Vaéanéy Max Rent? - Range’
: : ) (monthly) . List Rate -
1 .1 - . Garden 18 685 $750 30 IMarket No 5 27.8% N/A Nong
' ’ (2 stories) -~ : : :
2 1 Garden 20 900 $850 . 80 " Market No- 3 15.0% N/A Mene
- (2 stories) T ) . . .
3 2 Garden 20 985 3950 $0 Market No 2 10.0% WA None
' (2 stories)} o )
3 2 Garden 15 1,095 $1,050 $0 Market No .3 200%  NA None
(2 stories) : ’ . ’

Mniket  FaceRent Cone. Comed Reni Utl.  Adj. Rent

1BR / 1BA $750 $0 " §750 Cos0 750
2BR/IBA . $350 %0 $250 50 $850
2BR /2BA $950 $0 $950 $0 5950
3BR/IBA $1,050 50 $10s0 $0 $1,050

© Novogradat & Company LLP 2008 - All Rights Reserved,



Valley Oak Apartments, continued

Amenities

In-Unit ) o o . Secaitty | o - Services

Belcony/Patio - © Blnds -~ Patral : Neng
Carpeting Central A/G Video Surveillancé

Coat Closet Dishwasher

Garbage Disposal " Microwave

Oven ’ Refrigerator

Walk-In Closet  ~ *~ Washer/Dryer

Property ' : ) : ~ Preminm Other
Catport ) Clibhouse/Meeting None . Noze
Courtyard . S ) Fxercise Facility ’ o
OFtStreet Parking : On-Sits Management

Swimming Poal

Valley Quk is a 73-umit market rate development tha

Management ihdicated that they expect the development to reach a stabilized occupancy by May of 2010, which equates to 2 preliminary absorptidn pace of 12 units
per monfl. Management estimated the number of units for each floor plan. Wo furmiover data was available as the property is still id lease-up. The information.
presented was gathersd through dn interview with the praperty manager and our inspection of the properiy. The information regarding the currend condition of the
property was obtained through our physical property inspection and through information obtained from the property manager. As the property was complefed in 2009
and is in excelient condition, 0 reriovations are plantied at this time: :

Comments _ L : 3 T TR ..
at opined in December 2009, The property is currently 82 percent ocompied and still in ifs ihitialllease-u_p petiod,

© Novogradac & Company LLP 2008 - All Rights Reserved.
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| Olean'

Terrace Apartments, Lemoore, California; Mket Study

- EXPLANATION OF ADJUSTMENTS
The following details the ad_]usiments made in the TCAC Rent Comparability Mamces to market
rate comparables :

Number of Stories/Elevator

The Subject will contain a total of 66 two and three-bedroom LIHTC apartment and townhouse
units housed in two-story residential buildings. All of the comparables are two and three-story
garden style buildings, with the exception of Lakeview Apartments, which also offers townhome
style bulldmgs Townhome typé units are typically considered superior to flat garden style unifs.
However, in order to remain conservatlve we have not apphed an adjostitent for difference in
structure type :

Unit Type/Number of Bedrooms :
Again, the Subject offers two and three-bedroom units, All of the comparables used have the -
same unit type as the Sub_]ect as such, no adjusmlcnts are necessary. '

Number of Bathrooms™ :

The Subject’s two and three-bedroom units will offer two bathrooms. Two comparables i1 the
Subject’s two-bedroom matrix offer one bathroom; therefore, an upward adjustment of $23 is
applied. One comparable in the Subject’s two-bedroom matrix offers one and a half baths;

therefore, an upward adjustment of $15 is applied. One of the three bedroom comparables offers
one and a half bathrooms; therefore, an upward adjustment of $15 is applied. These adjustments
were based off of the difference of rent at Valley Oak Apartmients, which offers both two-
bedroom one bath unifs and two-bedroom two-bath units. The difference in rent for the one
bathroom was $100; however, the differential is also likely due to a difference in square footage.

Therefore we believe our adjusiments of $15 and $25 are reasonable.

Unit Interlor Square F ootage : ‘

The Subject and the comparables vaty in square footage. Most market observers agree that with
all other variables being equal, 4 larger unit is more desirable than a smaller unit. However, the ‘
value of the additibnal square footage is mitigated to some degree by the similarity in perceived
" unit function (ie. a 600 square foot one-bedroom unit functions similarly to a 700 square foot
one-bedroom unit) reflective of economies of scale. Tn other words, there is a diminishing return
of value for additional square footage, as each additional square foot does nét necessarily equal
additional functional utility. Matched pairs are the preferred method to use for derivation of an
adjustment, particularly in the case of differences in square footage. However, no niatched pairs
were available in the market. - Therefore, we have applied a market standard that has been
observed in similar markets as follows: the square foot difference between the Comparable and
the Subject is divided by four and then multiplied by the rent per square foot of the Comparable.
In other words, we are estimating that the additional square footage is worth approximately 25
percent of the rent per square foot in comparison to the base square footage.

Rent Concessions :

Concessions are caleulated on a monthly basis and the corresponding negative adjustments are
reflected in the matrices. Heritage Apartments is the orily comparable in the grid currently
offering concessions of half off the first months rent. Heritage Apartments has received a
negative adjustment for the monthly concessed rent amount.

Novoiaac& CopanyLP T I 7 _ 7 7__ 7 11



Lemoore, California;
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Age (Built or Last Renovated) , : :
The comparables range in year built ot last renovated from the 1980’s to 2009. Lakeview
Apartments and Heritage Apartments were both constructed in 1984 and Olive Dee Apartments .
was constructed in the 1980°s. Park Place Apartments was built i 1992. Valley Oak
Apartments, the newest comparable, was constructed in 2009. The Subject will be new
construction, and when completed, will be in excellent condition. The comparables range in
condition from average to excellent. Lakeview Apartments, Heritage Apartments, Olive Dée
Apartments, and Park Place Apartments are in average condition. Valley Oak Apartments is in

. éxcellent condition. The following table outlihes the average versus excellent rent differential
for everything other than condition. '

" Cendition Adjustment (Excelleiit Versus Average) ..
2BR/2BA Rent Adjusted 3BR/2BA SF Rent
for All Other Than  Adjusted for All Other §
Condition . . . Than Cendition .

. Excellent Condition (Valley Qak)
Average Condition (Lakeview Apariments,
Heritage Apartments, Park Place, Olive Deg ‘ ,

S Apartments) $755 ‘ $937

Differential - §143 $121,

As indicated in the table, for the one and two-bedroom units, there appears to be a premium
based on condition of the properties. No adjustment is necessary for Valley Oak Apartments, as
it is in excellent condition. An upward adjustment of $50 is applied to all comparables in
average condition. It should be noted that some differences among the comparables may be
attributed to other factors besides condition; therefore, we feel that our adjustment of $50 is
conservative and reasonable. Furthermore, it 15 our understanding that TCAC market study

i guidelines caution against adjustments in excess of ten percent to the comparables. Applying a

 gignificant adjustment for condition, however warranted, would result in an adjustment to the
base rent well beyond the teri percent threshold. - : '

Utilities Paid by Tenant. : _

The Subject’s rents are inclusive of water, sewer, and trash expenses. The tenants pay for

clectricity and gas expenses. The utility structure varies at each of the properties. Appropriate

adjustments for all compatable properties wete applied based on the utility allowance provided

by the Kings County Housing Authority. : o ‘

Unit Amenities . ‘ -

The Subject unit amenities inchide carpeting in living areas, vinyl flooring in kitchens and baths,
blinds, patio/balcony, central air conditioning, coat closet, and walk-in closets. Appropriate
adjustments are applied to all of the comparables to account for differences in unit amenities
from the Subject based on conversations with local property managers. Several amenities
required adjustment, including ceiling fans, storage closets, and walk-in closets. Overall, the
Subject offers similar or superior unit amenities to the competition. -

Novogradac & Cmpanr LLP



| ] OleanderTerrace Ap‘lrtments 7 Lemoore, Cahfm ma, Market Studv

Appliances

The Subject’s apphance package mcludes a dishwasher, garbage disposal, over, and reﬁlgerator

Appropriate adjustments are applied to all ‘of the market rate comparables fo account for _

~ differences in appliances as compared to the Subject based on conversations with local property
managers. All comparables have ovens, refrigerators, dishwashers and garbage disposals, while
two comparables have mictowave. Additionally, one comparable has in-unit washer/dryers,
while two comparables have washer/dryer connections. Overall, the Subject appears to have a

- similar to slightly inferfor amenity package compared to the comparables as it does not offer
microwaves, Washer/dryer connections, or i-1nit Washer/dryers

Ad_]ustments for apphances including ‘microwaves were based on conversations with property
mianagers. In order to determine appropriate adjustments for the washer/dryer connections, we
- have used a cost/benefit methodology. An $800 washer and dryer would cost approximately $22
per month over a three-year lifespan of the appliance. If a household does three Joads of laundry
a week for $3.00 per load, the cost would be approximately $36 per month, This indicates a $14
value 16 an in-unit washer and dryer. There is also an inherent corivenience in offering & washer
and dryer in-unif, which is significant, This indicates a $35 vahie to an in-unit washer and dryer,

A viasher/dryer hookup has less value, which is estimated at approximately $15 per month,

Therefore, cothparables with washer/dryer connections received downward adjustments of $15,

and the comparable with in- umt washer/dryers received a downward adjustment of $35,

Parkmg/Transportatlon '

The Subject offers offstreet parking mciudmg both uncovered parkmg stalls and carports.
Comparables not offering any type of covered parking are given a positive adjustment of $10.
Comparables with garage parking are given a negative ‘adjustment of $25. Ad]ustments are
based on conversations Wlth local property managers.

Proj ect Amemtles
Community - amenities at the Sub_] ect mclude a clubhouse/ commumty room, central laundry
facility, on-sit¢ management, playground, computer roont, and swimming pool. Appropnate
adjustments of $5 are applied to all of the comparables to account for differences in project
amenities from the Subject. Amenities fequiring adjustment include swimming pool, clubhouse,
picnic area, exercise facility, basketball court, playground, laundry facility, and computer room.
- It should be noted that Valley Oak Apartments does not have a central laundry facility; however,
no adjustment is warranted as the comparable has in-unit washer/dryers The Subject appears to
offer a competitive advantage in terms of proj ect amenities.

Security ' . : - _ -
The Subject will offer a gated entrance. Comparable properties not offering this amenity
received upward adjustments of $5. Comparables offering a courtesy patrol or video
- surveillance, which is not offered at the Subject, received a downward adjustment of $5 each.

gradac & Con LP I
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MARKET CHARACTERISTICS ‘ B

For detailed information pertaining to market characteristics, such as rent history, concessions,
and turnover, please refer to the property profiles presented at the beginning of this section of the
report. . B , s

Market Vacancy | o
The chart below shows overall vacancy raftes, as well as vacancy by property type, at the
comparable properties included in the survey. : ‘ :

OVERALL VACANCY

Overall

One- Two- -~ Three- Fonr-
Property name Rent Siructure  Studio Bed_roon_l' Bedron’m Bedroom  Bedroom Vacancy
Alderwood Apartrhents | LIHTC N/A 0.0% 0.0% 00% | 0.0% 0.0%
Country Club Apts LIHTC | N/A N/A 5.6% 74% N/A 6.5%
Montclair Apartments LIHTC N/A N/A 0.0% 0.0% N/A 0.0%
Montg@ei’y Crossings LIHTC/USDA |  N/A N/A 0.0% 0.0% 0.0% 0.0%
Westherry Square Apartments LIHTC N/A N/A 1.9% 3.1% 6.3% 3.0%
Ashley Court Apartroents Market N/A 0.0% 0.0% 0.0% N/A 0.0%
College Park Apariments Market N/A 0.0% 0.0% N/A N/A 0.0%
- Heritage Apartmenis Market N/A N/A - 4.5% N/A N/A 4.9%
Lakeview Apartments Maiket 9.4% 15.6% 9.4% 25.0% N/A 10.6%
Olive Dee Apartments Market N/A 0.0% 5.0% N/A N/A 4.2%
Park Place Apartments Market N/A | N/A 2.8% 0.0% N/A 2.0%
Valley Oak Apartments Market /A 27.8% 12.5% | 20.0% N/A 17.8%
. Total 9.4% 5.7% 5.3% 4.0% 2.3% 5.1%
Total Excluding Valley Oak - - 9.4% 3.2% " 4.6% 3.0% 2.3% 4.3%

Vacancy rates among corparable properties range from 0.0 to 10.6 percent; with an overall
vacancy tate of 5.1 percent. Valley Oak Apartments displays the highest overall vacahcy at 17.8
percent. However, this property opened it December 2009 and is still in its initial lease-up
period. If we exclude this comparable, the overall vacancy rate is 4.3 percent. Lakeview
Apartments displays the second highest overall vacancy rate at 10.6 percent. Management’
‘indicated that occupancy is typically higher, around 95 percent, and attributed the increase- in
vacancy to the current economic recession. Management indicated that they hope their current
concession of a reduced deposit will increase occupancy over the next several months.

The vacancy rates among the LIHTC comparables ranges from 0.0 to 6.5 percent, with an overall
vacancy rate of 5.4 percent. It should be noted that three of the five LIHTC comparables have a
0.0 percent vacancy raté. The vacancy rates among the market rate comparables ranges from 0.0
to 17.8 percent, with an overall vacancy rate of 6.5 percent. Taking this information into
“account, combined with the strong demand for affordable housing in the area, we anticipate
vacancy it the Subject property to be five percent or less annually. ' T ‘

Novgrdac &ompan_v LLP B
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Reasonablhty of Rents
The table below shows the Subj ect s proposed unit mix, size, and rent structure.

UNIT MIX, SIZE, RENT

_ ' 30% AMI/ Low HOME ,
2BR/IBA 3 035 . §326 $53 $379 $379 $790
3BR/2BA 4 1,296 | %373 $64 $439 © | $439 | $1,152
e - 40% AMI/ Low BOME . .
2BRAZBA | 3 . 935 $454 353 $507 $507 | 8790
3BR/2BA | 1 1,296 $522 364 | $586 . $586 31,152
. I 40% AMI il

2BR/2BA 1 ‘ 935 $454 | $53 $507 | %507 $790

3BR/ZBA | 2 1,296 $522 %64 $586 $586 | %1152
‘ - 50% AMI ‘ } N

2BR/MBA 25 935 . $574 $53 $627 %633 . §790 |-

3IBRABA | 26 . 1,296 $633 . $64 . | %697 . $732 $1,152

) ' ' "~ Manager’s Unit o

Mer’s Unit 1 1,309 | %732 N/A N/A NIA - N/A

Total 66 : -

The followmg tables compare the Subj ect 8 proposed rents w1th the. market denved rents from
the TCAC matrices of surveyed properties. '

SUBJECT'S PROPOSED NET LIHTS RENTS
30% AMI/ Low 40% AMY/ Low

Unit Type Unit Size (SF) HOME _ HOME _50% AMI
2BR/2BA 935 $326 454 $574
__3BR/2BA 1296 | $375 $522 $633

i C‘dMPARABLEPROPERTIES AD‘JUSTED MARKET RENTS

! 3 & Awerage _ ] . :
2BR/2BA . | - $823 - }.-c 8163 | - '§898
3BR/2BA ‘ _§1011 1 $935 . _ $1,058

'The Subject’s LIMTC rents arc substantially below comparable adjusted market rents, providing

a tenant rent advantage. The comparables’ adjusted market rents better reflect the achievable
rent levels in the area, as adjustments account for condition, amenities, and utility structure. The
Subject will be new construction and substantially superior in condition and amenities to the
comparable properties. Thercefore, the Subject’s proposed rents will provide a positive price
value relationship. ' ' R

~ It should be noted that one comparable was adjusted by more than ten percent in the matrices.
.. Olive Dee Apartments was adjusted upward by 18 percent in the itwo-bedroom matrix. This was

because the development received an upward adjustment of $25 for the difference in bathroonis
and an upward adjustment of $50 based on age and ¢condition. These two adjustments account
for 61 percent of the comparables ‘total adjustments. As previously dlscussed, we believe that
these adjustments are conservative and reasonable.

Novogradac&Comny LLP
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Comparable LIHTC Rents ' ' S
Comparable LIHTC rent analysis of achievable LIHTC rents is beyond the scope of the TCAC
guidelines. Therefore, we do not draw any conclusions as to the reasonableness of the Subj ect’s
proposed LIHTC rents. We inform the reader that other users of this document may place great
importance on underwriting the LIHTC rents. Further analysis may be tequited and the outcome.

of that analysis is unknown. '

* Achievable Market Rents o .
The maximum achievable market rents were determined by comparing the aesthetic quality,

' amenities, unit sizes, etc. to that of the market rate projects in the area. Novogradac & Company -
~ concluded that the Subject will be competitive with the market rate competition and so

achicvable rents are within the market rental range. Achievable rents represent net market rate

rent levels that we believe a project of the Subject’s condition arid quality could reasonably
- achieve. ' : : Coe L

The majority of multifamily rental housing in the Subject’s market area is older, and most

" developments exhibit signs of deferred maintenance. Several comparable properties used in our
analysis will be inferior to the Subject in terms of age and condition. Theé most comparable
market rate developments to the Subject are Lakeview Apartments. and Valley Oak Apariments,

" The Subject’s units are slightly smaller than the units at Lakeview: however, the Subject will be

~ in superior condition. The Subject will have slightly inferior in-unit amenities and superior
community amenities compared to Lakeview. o |

" The Subject will be in similar condition to Valley Oak Apartments, and offer larger unit sizes.
_The Subject has inferior in-unit amenities as it does not offer a mictowave or in-unit
washer/dryers; however, the Subject offers slightly superior community amenities. Therefore,
© we have estimated the Subject’s achievable rents between the range of adjusted rents at these
' properties, as shown in the following table, - ' : S o

ACHIEVABLE MARKET RENT. o
Subject’s Proposed Subjeci’s Proposed Subject’s

30% AMI/ Low 40% AMI/ Low Proposed 30%
Unit Type Unit Size (SF) HOME HOME AMI
OBRIZBA | 935 T R
3BR/ZBA | 1296 $375 . | - §522 $633

M Novogradac & Company
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ACHIEVABLE MARKET RENT .
NOVOCO’S Estimaied Achievable Net Subject’s LIHTC Rent Differential Over
Unit Type Market Rents Achievable Rents
2BR/ZBA $850- N (-61.6%, 46.6%, -32.5%)
3BR/2BA ‘$1,050 (-64.3%, —50.3%, -39.7%).

As illustrated above the Subject’s proposed LIHT C rents are SIgmﬁeanﬂy lower (64.3 to 32.5
percent) than NOVOCO’S estnnated achievable market rents.

Rent Comparability - Market Rents and Sllb_] ect Proposed LIHTC Rents

The analysis to be performed is the ten percent test. The following table illustrates the
affordability of the Subject’s proposed LIHTC rents. At all AMI levels the Sub]ect s rents are at
least ten percent below market rents.

. TEN PERCENT TEST L L -
Subject’s Propesed Subject’s Proposed Subject’s

30% AMI/ Low 40% AMI/ Low Proposed 50%
Unit Type Unit Size (SF) HOME, HOME AMI
2BRA2BA - | $326 ' ' 454 {
3BR/2ZBA 1,296 $375 $522 . $633

TEN PERCENT TEST

Comparable Propel ties Weighted

\ Average Market Rent Subject’s Advantage
2BRIZBA ) $g19 7 T | _ {(-60.2%, -44.6%, -29.9%)
3BR/2BA _$988 ‘ ' _ (~62.0%, -47.1%, -35. 9%)

The Subject’s two-bedroom units are 29.9 to - 60 2 percent less than the adjusted welghted
. average comparable market rent for the same unit type. Three-bedroom units are 35.9 to 62.0
- percent lower than the we1ghted average market rents. * As such, the Subject’s rents meet the.
‘required benchmark. :

. Unit Value Ratlo ’ ' ‘
TCAC requires that the unit value ratio for each of the Subjeet’s u:mt types be at or below the -
values for the same unit types in the comparable rental properties. This analysis is illustrated on
" the rent comparability matrices provided ea:rher in the report, and is detailed below,

UNIT VALUE RATIO

Highest
Proposed Comparable Properiies Pereent Differential
Unit Type Rent Size 5/SF ‘Weighted Average 3/SF of Subject
2BRZBA | $574 935 $0.61 | $0.84 - 27.2%
3BR/2ZBA 3633 1,296 3049 $0.91 -46.0%

 The value ratio of the Subject’s units are 27.2 and 46.0 percent less than the adjusted weighted
average comparable value ratio for two and three-bedroom units, respectively. Thus, the
Subject’s unit value ratios meet the reqmred benchmark. :

Nvogrdc & Coan ‘
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Properties Not Used in Analysis

There are several multifamily developments located in the Subj ect’s PMA that we did not use in
our analysis. The following table identifies these properties and the reason for their exclisioii.

- EXCLUDED AFFQRDABLE PROPERTIES IN PMA. .
Year Built/ Housing . . Primary

- Teason for Exclusion :

Property Name Location Renovated. Program. ... Tenancy
Viliz Sah Joaguin ‘ 200 North 19th Ave, ~ — |~ 2004 LIHTC/USDA { = Family Subsidized Tefiancy
Kings River Apartments 1600 W Bush St. 1592 i USDA " Family Subsidized Tenancy .
TLemoore Elderly Apartments 601 E St. N/A UUSDA Elderly Subsidized/Dissimilar Tenanc
Lemoore Vitla $9¢ E Hanford Armona Rd. N/A USDA Family Subsidized Tenancy
Mountain View Apariments 58 E Hazelwood Dr. 1988 ] USDA Elderly Subsidized/Digsimilar Tenancy

Suinmary Evaluation of the Project . _ -

According to our survey, the market for mmiltifamily developments within the PMA i¢ strong.
The area is experiencing good occupancy levels and waiting lists are common at affordable
properties. The tenant paid rents for all AMI levels in the proposed development will have at -
least a ten petcent market advantage. As new constriiction, the Subject is expected to be very
competitive in the market. Additiopally, the Demand Analysis section illustrates that démand in
the area is moderate and supports the construction of the Subject. Upon completion, the Subject
will provide good quality, affordable housing in Lemoore. o

EXISTING AND PLANNED AFFORDABLE HOUSING

Existing affordable housing projects in the PMA will not be adversely affected by the proposed
construction of the Subject property. A survey of comparable affordable rental housing
_developments in the area demonstrates strong demand for good quality rental units, as evideénced
" by the high occupancy rates and waiting lists.. Given the strong demand for affordable housing
in the PMA, e anticipate that the Subject property will also maintain a high occupancy level as
well as a long waiting list. Average occupancy among affordable LIHTC developmeris is 98.8
percent. : : : ‘

E!ﬁSTTNG AFFORDABLE PROPERTIES IN PMA

Distance

Year Bulld  Housing Primary Waiting . Total from

Property Nae Lotalion Renovated  Program Temmey - Unil Mix List, .. Ovcupancy . Unils.. .. Income Levels Subyject
Comiry Club Apariments 1040 Blake St 1989 LIHTC Famly 2, 3bis *_No 93.5% 40 55% AR 0.8 miles
Alderwood Apartments 990.Fax St. 1996 LIHTC Family 1,2, 3, dbrd Yes 100.0% 80 40%, 60% AMI .0 miles
Westherry Square Apts 1195 E. Hanford Armana Rd, 1998 - _LIHTC Famil 1.2,3.4brs Mo 97.0% 100 50%, 60% AMI 0 miles
Montclair Apariments __|150 8, Oth St. 1999 LIHTC Family 2, 3bs Yes 100.0% R0 44%, 46%., 48% AMIL 4 miles
Viila San Joaguin® 209 North 19th Ave. 2004 LIHTC/LISDA | Family 2brs Yes 100.0% 36 30%. of tenanis income 1.3 miles
Kings River Apartments 1600 W Bush St. 1962 TSDA Family | 0.1,2,3bts Yes NAY 44 30% of tenanfs income 1.7 miles
Lemoore Elderly A 601 E St NiA | - USDA Senior ibrs . Yes 100.0% 23 30% of fenants income 0.9 miles
i y Crossings 1150 Tammy Lanc 2009 LIHTCAISDA | Family 23,4 brs Yes 108.0% 5T 30, 50, 55, 60% AMIL 1.4 miles
Lemoore Villa £99 E Hanford Anmona Rd. N/A USDA Eamily 2brs Yes NiAy 28 30% of tenanis income 0.9 miles
Mountain View Apatinents 58 E Hazelwood Dr. 1988 LISDA Semior ibs Yes 100,0% 39 30% of tenants income: 1.1 miles

R . N . -

Housing Authority

We contacted the housing authority with jurisdiction over the PMA. According to Bill
Baderscher with the Housing Authority of the County of Kings, the Housing Authority is allotted
640 total Housing Choice Vouchers, all of which are being utilized at this time. The waiting list
is currently five to six years in length and is presently open. The payment standards for two and
three-bedroom units are $843 and $1,229, respectively. :

N\'ada ony L B
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Proposed Construction

We spoke with Rachel Bridges with the City of Lemoore Planning Department to determine if

there ate any multifamily developments proposed, planned, or under construction within the e1ty
-of Lemoore, According to Ms. Bridges, there are two multifamily developments that reeenﬂy

completed construction within the city. Valley Oak Apartments is a 73-unit market rate

multifamily development located 1.0 miles north of the Subject on East Hanford Armona Road,
. The development opened in December 2009 and is currenﬂy 83 percent occupied, and still in 1ts
imitial lease-up period.

Montgomery Crossings is a 57-unit LIHTC and USDA developmeént that opened in August of
2009. Sixteen of the units are USDA where teriants pay 30 percent of their income towards rent.
‘The. remaining 41 units are LIHTC units at the 30, 50, 55, and 60 percent AMI levels.
Montgomery Crossings offers two, three and foui-bedroom units, and is located 1.4 miles south,
of the Subject on Tammy Lane. The development is curréntly 100 percent occupied and
maintains a short wamng list. - : '

- In addition to the two r’eeently completed developments, Ms. Bridges indicated that there are two
developments in the planning stages within Lemoore at this time as well. Village at Acaciaisa
proposed 81-unit LIHTC development to be located at the southwest corner of Acacia Drive and
Bush Street, approximately 1.6 miles west of the Subject. The development received a LIHTC
allocation in 2009, Ms, Bridges did not know when construction is scheduled to begin, Further,
Ms. Bridges could not provide any details pertaining to bedroom types, AMI levels, squaré
footages of units, or the proposed rental rates for the development, As this development will bé

. a family LIHTC development it will likely be in competition with the Subject.

Fox Street Villas is a ‘proposed 80 -unit age restneted LIHTC development 1o be located on Fox
Street, approximately 0.9 miles northwest of the Subject. Fox Street Villas has not réceived a
- LIHTC allocation. Ms. Bridges did not know when construction is scheduled to begiti, or have
any further details on the project pertaining to unit types and proposed rental rates. As this
development will be age-restnoted we do not believe it will be in competltlon with the Subject. -

Additionally, we contacted the ngs County Planning Department ini‘order to determine if there -
are any multifamily developments proposed, planned, or under construction outside of Lemoore;
but within the PMA, According to the Planning Department, there is one project that received
HOME funding in 2009. The Armona Family Apartments i§' a proposed 20-unit LTHTC
development that will be located approximately 3.5 miles east of the Subject in Armona. The .
development is scheduled to begin construction in March 2010. No further details regarding unit
types or proposed renfs were available at this time. As this will be a LTHTC development
targeting families within the PMA, we believe it will likely be in competition with the Subject.

Additionally, we reviewed TCAC, CDLAC, and HUD development lsts for projects funded over
the past several years as being best representative of current and planned affordable housing
conditions throughout the PMA. We focused on affordable housing developments intended to
serve similar honseholds as the Subject, which is multifamily. No such pro;eets have been
funded in Lemoore in recent years with the exception of Montgomery Crossing in 2008, and
Armona Family Apartments and Vﬂlage at Acacia in 2009.

Nogldac Copany LLP
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~ Building Permits . o . | _
. The following table details building permit information in the city of Lemoore and Kings County
from 1998 to present. ‘ :

~— NUMBER OF BUILDING PERMITS ISSUED .
City of Lemoore, California Kings County, California
Single Family . 2-4 Units 5+ Units Single Family 2-4 Units . . 5+ Units

1998 ‘ 160 0 530 - 80
1999 | 146 0 0 500 . 0 30
2000 HE 122 0 0 - T 445 o 0
2001 .| 0 171 -0 0 660 0 i
2002 167 ., L0 0 621 0 B0
2003 o227 0 0 " 849 60 108
2004 | 134 120 0 743 124 0
2005 241 - S 0 1,068 35 -0
2006 206 0 0 755 | 55 - 39
2008 96 12 0 352 23 IR
2008 62 137 0 161 137 0
YD 2009 - 28 "0 0 115 0 0
Total - 1760 | - 377 0, 6,808 "~ 514 425

Source: US Census, HUD State of the Cities Data Systems, Novug’r.adac & Company LLP, 3/2010

As demonstrated in the above table, both the city of Lemoore and Kings County have been

dominated by single family construction over the past ten years. Although there has been new

single family development within Lemoore, it does nof appear to be represented in the table. The -
" dominance of single family construction combined with the current housing shortage is a.

positive indicator of the need for new construction of multifamily housing such as the Subj ect.

'Rent versus Buy Analysis , _
We performed an analysis of the cost to own versus cost to rent. The scenario presented cmploys
an estimated median sales price for three-bedroom new starter homes in Lemoore. The data
demonstrates that home ownership based upon home sales price is cost prohibitive for most
prospective tenants at the lower AMI levels. Of importance within the affordable housing arena
is the necessary ten percent down payment, which is typically a hurdle for lower income
families, and sometimes credit qualification issues. .

: Novorda' Copany P 7 -
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_ Ré-Salé Starter Home

The Subject’s proposed rents provide a significant advantage when compared to the cost of home
ownership. The Subject’s highest proposed 50 percent three-bedroom rent is $633, whereas the
monthly pre-tax-cost of an average statter lioime in the area is estimated at $1,135 pei month.
" Our calculations indicate renting is a more financially feasible option, providing an after-tax

monthly advantage of $498 over home owuershlp at the 50 percent AMI level. The calculatlons o

Are as follows

Unit Price: © $180,000 for three-bedroom

Equity Required: 10%,
* Fipancing; 90% for 30 years at 5.00% fixed,

- Real Estate Taxes Calculated based oni 1.0% of market of value,
Mortgage Insurance: Estimated at ‘005% of total mortgage amount.
Insurance:  Estimated at $600 per year for three-bedroom units.

- RENT BUY ANALYSIS -5;{']6%
RENT BUY ANALYSIS- Lemoore, CA

Inputs o . Qwuership Rental = Nofes

Average Price © : ) o $180,000 |

Cloging Costs 3% - $5,400

Down payment 10%  $18,000 |-

Principal B ‘ $162,000

Interest Rate . . 5.00%

Amortization period 30 . ‘

Monthly Payment ’ $870

Annual Payment ) : $10,436

" - |Real Estate Taxes 1.25%] - $2:250 |

Private Mortgage Insurance 0.01% 8]

Homeowner's Insurance 0.50% - %900 . )
Utilities - ' $816 Walcr, sewer and trash estimated cost for one year.
Maintenance and Repairs . 1.00%| $1,800 Assumes a 1% cost for mainienance and repairs,
Tax Benefit . Assumes taxable income of $36,000
[Marginal Tax Bracket 25%

~ |Annual Interest : $8,100 . |Assumes first year

[Amnual Tax Savings . ($2,588) '

Rental Costs | .
|Annual Rent = - ’ $7,596 |3 BR (50% AMD net rent
Insurance (renter) i $s0

Total Annual Cost : . $13,622 $7.646

Total Monthly Cost, : $1,135 $637

Differential per year $5,976 1 -

Differential psr month $498 .

Cash Due at Occupancy $23,400 $933

Novogladc & -mpany LLP
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Conclusion . ‘ : :
The demand analysis, market data, as well as interviews of real estate professionals demonstrate

- an ongoing need for the creation and maintenance of affordable housing in the PMA. over the
foreseeable term. Additionally, all of the area’s affordable housing developments maintain
waiting list. Therefore, we anticipate that the Subject and the existing affordable properties will

“not hinder each other’s ability to maintain full occupancy. - o

" The Subjeet’s affordable rents offer a significant tenant rent advantage over the adjusted market
rents among the properties surveyed. The Subject will surpass the quality of the existing housing

~ stock in the area. The Subject will have a positive impact on the surrounding neighborhood and
will not adversely affect existing affordable housing located in the arca: There are three LIHTC

. proposed multifamily projects within the PMA; however, one is an age-restricted development,
which will not be in competition with the Subject. The Subject’s capture rates for all bedroom
types are reasonable and the current stock of affordable housing in Lemoore is older and exhibits
inferior condition to the Subject. Additionally, several affordable properties in the local area
maintain waiting lists and exhibit stabilized occupancy levels. Therefore, the existing, proposed,
and newly developing multifamily properties will not hinder each other’s ability to maintain full
occupancy. C : ' ‘

ovogradc ConayL B
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* ASSUMPTIONS AND LIMITING CONDITIONS

Tn the cvent that the client provided a legal description; bﬁilding pl_aﬂS,- title policy and/or
survey, efc., the consultant has relied extensively upon such data in the formulation of all -
analyses, ‘ :

“The legal description as supplied by the client is assumed fo be correct and the consultant

assumes no responsibility for legal matiers, and renders no opinion of propetty title, which
is assumed to be good and merchantable.

All information contained in the report, which others firnished, was assumed to be true,

~ correct, and reliable. * A reasonable effort was made to verify such information, but the

author assumes no responsibility for its accuracy.

The report wd's made assuming responsible ownership and capable management of the
property. - The analyses and projections are based on the basic assumption that the
apartment complex will be managed and staffed by competent personnel and. that the

" property'will be professidnal‘ly advertised and aggressively promoted

The sketches, photographs, and other exhibits in this report are solely for the purpose of |

" assisting the reader in visualizing the property.” The author made no property survey, and

assumes no liability in connection with such mattérs. It was also assumed there is no
property encroachment or trespass unless noted in the report. ' '

The author of this report assumes 10 responsibility for hidden or unapparent conditions of

 the property, subsoil or structures, or the correction of any defects now existing or that may

develop in. the future. Equipment components were assumed in good working condition
unless otherwise stated in this report. I :

Tt is assumed that there are no hidden or unapparent conditions for the property, subsoil, or -
structures, which would render it more or Jess valuable. No responsibility is assumed for
such conditions or for engineering, which may be required to discover such factors. The
investigation made it reasorable to assume, for report purposes, that no insulation or other -
product banned by the Consumer Product Safety Commission has been introduced into the
Subject premises. Visual inspection by the consultant did not indicate the presence of any
hazardous waste. It is suggested the client obtain a professional environmental hazard
survey to further define the condition of the Subject soil if they deem necessary.

A consulting analysis market study for a property is made as of a certain day. Due to the
principles of change and anticipation the value estimate is only valid as of the date of
valuation. The real estate market is non-static and change and market anticipation is
analyzed as of a specific date in time and is only valid as of the specified date.

Novogradac & Company
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" Possession of the report, or a copy thereof, does not cairy with it the right of publication, |

nor may it be reproduced in whole or in part, in any manner; by any person, without the
prior written .conserit of the author particularly as to value conclusions, the identity of the
authot or the firm with which he or she is connected. Neither all nor any part of the report,
or copy thereof shall be disseminated to the general public by the use of advertising, public
relations, news; sales, or other media for public communication without the prior written -
consent and approval of the apprmser Nor shall the appraiser, firm, or professional
orgamzauons of which the apprmser is a member be identified without written consent of

the appraiser,

Disclosure of the contents of this repoﬁ is governed by the Bylawe and Regulations of the
professional appraisal orgamzatlon with which the apprzuser ig affiliated: spec1ﬁcally, the

_Appra1sa1 Instltute

The author of this report is not reqmred to give testimony or atfendanice in legal or other -
proceedings relative to this report or to the Subject property unless satisfactory additional
arrangements are made prior to the need for such services.

The opinions contained in this report aré those of the author and no responsibility is
accepted by the author for the resulis of actions taken by others based on information

contained herein.

All applicable zoning and use regulations and restrictions are assumed to have been
complied with, unless noneonfomty has been stated, defined, and con31dered in the

 appraisal report. -

It is assumed that all required licenses, permits, covenanis or other legislative or
administrative authority from any local, state, or national governmental or private entity. or
organization have beer or can be obtained or renewed for any use on W]:uch conclusions

 contained in this report is based.

On all proposed developments Subject to satisfactorj completion, repairs or alterations,
the consulting report is contingent upon completion of the improvements in a wor]ﬂnaJﬂJke
manner and in a reasonable penod of time with good quahty materials.

All general codes ordmances regulatlons or stafutes affecting the property have been and
will be enforced and the property is not Subject to flood plain or utility restrictions or
moratoriums except as reporied to the consultant and contained in this report.

The party for whom, this relﬁort is prepared has reported to the consultant there are no
original existing condition or development plans that would Subject this property to the

. regulations of the Securities and Exchange Commission or similar agencies on the state or

Ioeal level.

Novog'dac Cmpany LLP
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Unless stated otherwise, no percolation tests have been performed on this property. In

making the appraisal, it has been assumed the property is capable of passing such tests so a3
to be developable to its highest and best use, a8 detailed in this report. ‘

No in-depth inspection was made of existing plumbing (including well and septic),
electrical, or heating systems. The consultant does not warrant the condition or adeguacy of
such systems. ' '

No iti-depth inspection of existing insulation was made. It is specifically assumed no Urea
Formaldehyde Foam Insulationi (UFFI), or any other product banned or discouraged by the
Consutner Product Safety Commission hds been introduced inte the appraised property.
The appraiser reserves the right to teview and/or modify this appraisal if said insulation
exists on the Subject property. | '

-Acceptaﬁce' of an'd/or use of this report consﬁtute a¢Ceptance of all assumptions and the
above conditions. Estimates presented in this report are not valid for syndication purposes.
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" Oleander Terrace Apartments,

DATA SOURCES . .
“Sources used in this study include data that is both written and oral, published and unpublished,
-and proprietaty and non-proprietary. Real estate developers, housing officials, local housing;
and planning authority employees, property managers and other housing industry participants
were interviewed. I addition, we conducted a survey of existing comparable properties.

This report incorporates published data supplied by various ‘agencies and 6fganizaﬁoiis

inclading:

U.S. Census Burean

U.S. Bureau of Labor Statistics

ESRI Business Analyst 9.1

Ribbon Demographics _ :

City of Lemoore Planning Department

Department of Housing and Urban Development (HUD) -
Housing Authority of the County of Kings =~ -~

Housing Authority of the County of Kings Utility Allowance Schedule

California Employment Development Departivient

California Tax Credit Allocation Committee Market Study Requirements

Economic Development Managet, Kings County Economic Development Corporation
Kings County Assessor’s Office ' '

Kings County Planning Department

Lemoore Naval Air Station

2005 BRAC Report

www.realtytrac.com

www.dgnews.com
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- Market Profile

{ = - PMA

Area ID: 0 - Name:

Demographic PMA
2000 Total Population 24,419
2000 Group Quarters ' ‘ ) 34
2008 Total Population ' . ) 30,694
201 4 Total Population 33,912
2009-2014 Annual Rate . ) : 2.01%
2000 Households - - - ‘ - - 7,886
2000 Average Houschold Size ) ' 3.09
2009 Households ‘ 4743
2009 Average Household Size : L 315
204 Houssholds - ' , 10,704
2014 Average Household Size 3186
2008-2014 Annual Rate ' ‘ 1.90%
2000 Familiss o N 6,108
2000 Average Family Size . 3.48
2008 Families ‘ : : 7,539
2002 Average Family Size ) . 3.55.
2014 Families : : 8,254
2014 Average Family Size 3.56
) 2009-2014 Annual Rate ' 1.83%
2000 Housing Units , 8,334
Cwner Oceupied Housing Units . ' 53.8%
Renter Occupted Housing Units ' 40.8%
~ Vacant Haousing Units : .- . 5.4%
2009 Housing Units ' 10,337 -
. Owner Occupied Housing Units™ 52.9%
Renter Occupied Housing Uniis ‘ a1.3%
Vacant Housing Units ) ) 57%
" 2014 Housing Unlts ] ‘ 41,360
Owner Oceupied Hodsing Units 3 55.9%
Renter Occupled Housing Units J3T.A%.
Vacant Housing Units ' 5.8%
Median Household Income : - ’
2000 ' ) . 839341 . .
T 2008 . ) . $49,922
2014 C . §52,634
Median Home Value
2000 ’ $104,290
2009 ' . $182,400
2014 ] : - ) 5220917
Per Capita Income .
2000 $15,775
2008 . . ' $18,513
2014 ' ‘ : $20,017
Median Age .
. 2000 X . . . 284
2009 N : 287
2014 ‘ o ) 287

Data Note: Income tepresents the preceding year, expressed in current dollars. Household inéome includes wage and salary eamnings, interest, dividends,
~ net rents, pensions, 551 and welfare payments, chitd support and afimony. Spécified Renter Oteupled HUs exclude houses on 10+ acres. Average Rent .
excludes units paying no cash rent. - '
Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2009 and 2014,
©2008 ESRI Phane; 888-377-4575 - www.esri.com . ‘ 21182010 . Page 10f 8
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E i | | | - - o PHIA
ArealD: 0 . -Name: ) . )
Demographic ' 7 : PMA

2000 Household by Incéme

Househeld Income Basé C . ' © 7
«15,000 o ‘ 157% .
. $15,000 - 24,909 ' 15.4%
$25,000 - 534,999 ) : . 14,4%
$35,000 - $49,999 - - - . 18.4%
$50,000 - 74,998 ) ‘ +8.0%
$75,000 -$99,989 : Co11E%
$100,000 - $149,999 ‘ : . 67%
$150,000 - $19,992 ‘ . 1.1%
$200,000+ 1.0%

Averags Housshold Incomig . $48,967

2008 Housshold by Income .

Househaid incoms Bass . L 74
<15,000 . ] 10.6%
$15,000 ~$24,995 . ' 10.0%
825,000 - $34, 929 ’ . : ' ©12.0%

" $35,000 - $45,959 ‘ 17 4%
$50,000 - 74,989 ' | 23.3%
" $75,000 - 508,909 T ) 11.8%
_ $%00,000 - $149,959 ' ' 10.8%
$150,000 - $199,909 : 2.4%
£200,000+ o g 1.7%

Average Household income . 367,300

2014 Hnusehnld‘hy Income ‘

Household income Base i ) 10,704
<15,000 ‘ - 10.2%
$15,000-$24900 e 9.2%
$25,000 - $34,989 : 10.4%
$35,000 - $48,999 . - . 17.7%
$50,000 - $74,898 25.8%
$75,000 - $63,099 - ‘ ) 11.5%
$100,000 - $149,999 ‘ 10.5%
$150,000 - $199,959 ) 26%
$200,000+ ’ o 1.8%

Average Household Incems . . $63,215

2000 Owaer Occupied HUs by Value ' . ’

Total ' ’ 4,442
<50,000 - ' ’ 5.0%
$50,000 -'$89,589 : 39.3%

" $100,000 - $148,009 ’ S 38.7%
$150,000 - $199,999 ~ ’ o 10.7%
$200,000 -~ $289,999 4.0%
300,000 - $499, 859 . . 11%
$500,000 - $999,999 . 0.2%
$1,000,000 + ) ] - ) 0.0%

Average Home Value ‘$113,957

2000 Specifiad Renter Occupied HUs by Confract Rent

Total . . . 3433
With Cash Rent o 95.8%
No Cash Rent . ’ 4.2%

Median Rent . $438

Averages Rent 3489

“ata Note: [ncome represents the preceding year, expressed in current dollars. Household income includes wage and saiary earnings, interest, dividends,
et rents, penslons, 8§51 and welfars payments, chiid support and alimony, Specified Renter Occupied HUs exclude houses on 10+ atres. Average Rent
excludes units paying no cash rent. . -
Source: U.S, Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2009 and 2014.
©200% ESR Phone; BEB-377-4575 - www.esticom . ’ 2192010 Page 2of 8
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PMA

Area ID: 0 Name:

Demographit B ‘ PMA
2000 Poputation by Age E ) -
Totsl , : ) © 24400

0-4 . . ' : ) ©oa3Y%
5.9 : ' 9:6%
- 10-14 L : 9.5%
15-24 o . } 15.5%
25-34 ) - ' ' 149%
. 35-44 ‘ . 15,74
45-54 ’ ; ‘ 11.1%
55-64 ' , 6.3%
8574 . : 4.2%
T5-84 : : 2.2%
BS + ' 0.5%
B+ - 65.7%
2009 Population by Age -
Total - ' S 30,583
0-a ‘ ‘ - 10.1%
5-9 . : 87%
10- 14 ' . ’ 7.6%
1524 . ' © o 164%
25- 34 B : . 17.4%
35. 44 ) 12.9%
45-54¢ ' : 12.3%
55-54 ' 7.9%
65-74 o _ 40%
75-84 ’ 2.2%
"85+ ' : 0T%
18+ ' ‘ .- 68.9%

2014 Population by Age .

Total : 33,511
0-4 ’ 10.2%
5-9 ‘ C 2.0%

10-14 : ) ' 7.8%
15-24 . S 14.3%
75-34 . : 18:9%
35-44 o ' ) 12.8%
45-54 ‘ : 0.6% )
55-64 : 8.7%
65-74 ) ’ 4.5%
75-84 : . ’ 21%
B5+ - . T 0T%
18+ _ ) . £8.9%
" 2000 Pollmlalinn by Sex
‘ Males ‘ ' ‘ 48.5%
Females ' 7 50.5%. .
2009 Popuiation by Sex i
Males R 49,7% -
Females . 50.4%
2014 Population by Sex
Maies . ‘ ‘ 497%
Females . 50.9%

Data Note: Income represents the ‘preceding year, expressed in current dollars. Household income includes wage and salary earnings, interest, dividends, ,
net rents, pensions, SSI and welfare payments, child support and slimoriy. Specified Renter Qceupied HUs exclude houses on 10+ acres: Average Rent N
excludes units paying no cash rent, .

- Source: U.S. Bureau of the Census, 2000 Censuis of Pépulation and Housing. ESRI forecasts for 2008 and 2014.
@UODBESRl Phone: 888-377-4575 - www.esri.com . 211912010 Page 3of 8



Market Profile

PMA

Area ID: ‘ 0o Name:
" Demographic ’ : PMA

2000 Population by Race/Ethnicity . i
Total . . 24,419

Vhiie Afone - ' B 59.9%
Black Alone ' 6.7%
American indian Alone 1.6%
Asian or Pacific Islander Alone - . s T2%
8ome Other Race Alone . ' A 16.0%
Twoor More Racés i . ’ 56%
Hispanic Origin E : 32.8%
Diversity Index ' ‘ . 794

2009 Population by Race/Ethnicity

Total ' . 30,603
White Alone . 53.3%
Black Alone ‘ ) ' ‘ 5.3%
American Indian Alcne o " 1.5%

" Asian or Pacific Islander Alone o B.2%
Some Other Race Along . ) 23.7%
TwoorMoreRaces o ' 7%

Hispariie Origin 40.6%

Diversity index ' - ' 84.8

2044 Population by Race/Ethnicity

Total ] : ‘ C 0 E3ei2
Vhite Alone. ‘ ) - 29.8%
Black Alone ’ - - 62% -
American Indian Alone - N ’ : 1.4%

" Asian or Padific Islander Alone . BE%
Some Other Race Aloné oo : 20.2%
Twa or More Races : . o 7.5%

- Hispanic Origin ' ) : 44.7%
Diversity Indei ' R A © Beo

2000 Population 3+ by Scheol Enroliment

Total . . . , 22,793

Enrolled in Nursery/Prescheol ' L 1A%

Enrolled in Kindergarten, - 2.5%

Enolied in Grade 1-8 ’ o . 15.9%

Enrolled in Grade 5-12 T a0%

. " Envolled in Coliege - ) : 7.5%
Enrolted in Grad/Prof Schoaf 0.7%

Not Enrolisd in School ) X

2009 Population 25+ by Edicational Attainment -
Totd . 17,565

tess Than 9th Grads 10.1%

" 9th tn 12ih Grade, No Diploma ' . 11.0%

' : High School Graduate - 30.5%
Some College, No Degree _ . 24.3%

~ Associate Degree : 10.1%

Bachelor's Degree i - Lo 10.6%
Graduate/Professional Degree E ’ . 8.4%

“ata Note: Income represents the preceding year, expressed in current doliars, Household income inciudes wage and salary earnings, interest, dividends,
&t rents, pensions, 38| and welfare payments, child support and elimony, Specified Renter Oceupied HUs exclude houses on 10+ acres. Average Rent
excludes units paying no cdsh rent. :
Source: U.S. Bureai of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2008 and 2014.
©2009 ESRI : Phone: 888-377-4575 -www.esri.com ) | 2M9/2010 Page4 of B



Market Profile

PMA
Area ID: -0 . ’ ‘ Name: -
Demographic PMA
2009 Pepulation 15+ by Marital Status’ . )
Total ’ . 22,585
* Married : ‘ ‘ ' . B1.5%
Never Married" . ' L 28.9%
Widowed ) . . 21%
Divorced ‘ . ‘ : 6.6%,
2000 Population 16+ by Employment Status .
Total - ‘ 17,002
i Labor Force - . 67.5% . ‘ i .
Civilian Employsd B ) ) 54.8% ‘ ’
Giviian Unemployed -~ - 7.3%
" In Armed Forces . : 5.4%
Not [ Laber Force i : - 32.5%
2009 Civilian Population 16+ in Labor Force - '
Giviian Employed 85.5%
Civilian Unemployed '~ . - 14.5%
2014 Clvillan Poputation 16+ in Labor Force
Civilian Employed - ’ : 89.9%
Civilian Unemiployed - o e T 10.1%
20060 Femnales 16+ by Employment Swtus and Age of cmidren . )
Total - ’ 8,677
Own Children < § Only : . | p.4m
‘Employediin Armed Foroes o . : 5.0%
-Unemplnyed . 2.8%
Not in Labor Force : 3.6%
Own Children <8 and 617 Only ‘ §.4%
Employed/in Armed Forces ' . 43%
Unempioyed o 7 L L 1%
Not in Labor Forcs : ' 4.0%
Own Children 8-17 Only 22.8%
Employedin Armed Forces . 14.6%
Unemployed : T 1.6%
“Not in Labor Force - - 6,6%
Mo Own Children < 18 o 58.4%
Employedfin Armed Forces ’ . 26.6%
Unemployed ‘ ‘ : L 40%
Not in Labor Force : : %
2009 Employed Population 16+ by Industry. -

" Total 12,288
Agriculture/Minig : C . ‘ 7.3%
Construction . ’ ’ 4.8%
Manufacturing : 5.3%
Wholesale Trade o - 2.0%.
Retail Trade . 10.5%
Transportation/Utilities ‘ ‘ 4.5%
infnnjnation . ’ 1.1%
Finsncefinsurance/Res) Estate . 4.4%
Services ' - ’ . . 45.4%

.Public Administration ) LT 14.6%

Data Note: Income represents the preceding year, expressed in current dollars. Household income includes wags and salary eamings, interest, dividends,
net rents, pensibns $51 and welfare payments, child support and alimeony. Specified Renter Occupled HUs exclude houses on 10+ acres. Average Rent .
excludss units paying no cash rent. .

Source: U.S. Bureal of fhe Census, 2000 Gensus of Population and Housing. ESRI forecasts for 2009 and 2014

®2009 ESR! ‘ ) Phone: 888-377-4575 - www.esri.com : . 21912010 Page 5 of 8



Market Profile

| PUA
Area ID: 0 "~ Name:
Diemographic PMA
2509 Employed Population 16+ by Occupation
Total 12,286
White Collar . 52.8%
lManagement/Business/Finandal ~ 23% |
Professional : 18.6%
Sales 8.7%
Admintstrative Support 14,3%
Sérvices 24.4%
Biue Collar 22.6%
Farming/Forestry/Fishing 3.7%
Construction/Extracfion 4,0% .
Instaliation/Maintenance/Repair 40%
Production ’ 3.5%
Transportation/Material Moving TA%
2000 Workers 16+ by Micahs of Transportation to Work
Total - 10,022%
Drove Alone - Car, Truck, or Van 784% -
Carpacled - Car, Trugk, orVan, 15.5%
Public Transportation 1.1%
Waiked 2.8% .
Other Means 1,4%
Worked at Momé i . 28%
2000 Workers 16+ by Travel Time to Wotrk *
Total 10,021
Did not Work at Home 97.2%
Less than & minttes 4.8%
5toSminutes 12 B%
10to 19 minutes 38.2%
20 to 24 minutes 11.6%
25 to 34 minufes 12.0%
35 1o 44 minutas " 5.8%
45 to 53 minutes - 5.6%
60 1o BY minutes 2.5%
90 or more minutes 1.1%
Worked at Home 2.8%
Average Travel Time to Work in min) 1.2
2000 Households by Vehicles Available .
Total 7.885
Nane 75%
1 32.8%
3 38.1%
3 14.8%
4 4.9%
- B 1.9%
Averags Number of Vehicles Available 1.8
20600 Households by Typé
Total 7.886
Family Households. 77.5%
Married-couple Family 55,3%
With Related Children 33.9%
Ciher Family (No Spousé) 212%
With Relaied Children 16.8%
Nonfamily Househalds 22.5%
Househalder Living Alone 16.8%
Househaolder Not Living Along 5.8%
Housaholds with Related Children 50.7%
Households with Persons 65+ 16.1%
Jata Note: Income represenis the preceding year, expressed in current dollars. Household income includes wage and salary earnings, interast, dividends,
et rents, pensions, SSI and welfare payments, child support.and alimony. Specified Renter Occupied HUs éxclude houses on 10+ acres, Average Rent
excludes units paying na cash rent, : ’ : .
Seurce: U.S. Bureau of the Census, 2000 Cerisus of Populatibn and Housing. ESRI forecasts for 2008 arid 2014, ‘
©2009 ESRI Fhone: 888-377-4575 - www.esri.com 212010 Page 6 of 8



. - | | Market Profile

‘PMA
B - Name:
Demographic ' ' PMA
2000 Households by Size . )
Total, . . : : 7,885
1 Person Household . . . 16.8%
2 Person Hotisehold : 27.3%
3 Person Household - ’ 18,7%
4 Person Household . J . 18,7%
5 Person Household ’ ' ' L 10.1%
6 Person Household : - . . 4.9%
7 + Person Household 3.4%
2000 Households by Year Householder Moved In
Total B U ‘ 7,854
Noved in 1998 o March 2000 ‘ Y-
Moved in 1995 {0 1958 . 29.2%
Moved in 1890 fp 1994 . 18.2%
Moved in 19800 1988 - - 12.7%
" . Moved In 197010 1979 ° ) . . 8.9%
. ioved in 195@ of Earlier , ‘ ) : . 4.2%
Median Year Householder Moved In 1,995
2000 Housing Units by Units in Structure
Total ) ) ) 8,323
1, Detached - ) - B72%
1, Atiached ‘ . . 23%
3 ’ 1.9%
3ars B 4,4%
S 59’ ) 5.2%
101019 ' . 4.0%
20+ : . eB%
Wobile Horme 5.2%
Other ’ .o 0.0%
2000 Housing Units by Year Structure Built ’
Total - : : ) 8322
1999 to March 2000 3.1%
1995 to 1998 : . : 13.1%
1980 to 1944 ‘ 10.5%
1980 to 1989 ) ' . 19.3%
1970101979 S 2%
1959 or Earfier : T %
Median Year Structure Built L 1,978

Data Note: Intome représents the precading year, expressed ‘in curfent doliars, Household income includes wage and salary earnings, interest, dividends;

net rents, pensians, 551 and welfare payments, child support and alimony. Specified Renter Ocdupied HUs exclude houses on 10+ acres. Average Rent B ;
excludes units paying no cash rent: ) . ’ :
Source: U.S. Bureau of the Census, 2000 Census of Population and Heusing. ESRI forecasts for 2009 and 2014.

©2008 ESRI Phone: B83-377-4575 - www,esri.com o 211912010 ' Page7 of 8



Mar‘ket Profile

PMA

¥ LS 3
Area [D: -0 - Name:
Demographic . o _ ' - PMA

2009 Consumer Spending shows the amount spenton a variety of goods aiid services by households that reside In the market area,
Expenditures are shown by broad budget categories that are it mutually exclusive. Consuriier spending does not equal business
revenua. . .

Apparel & Serfices: Total § . ' $15,135,210

Average Spent . s . ’ $1,553.41
Spending Potentidl Index - - ©oos2
Computers & Acoessories: Total ' . ~ $2,005,403
Average Spent . $205.53
Spending Potentigl index . .. a0
Educalion: Tata! $ : : 310,435,191
. Average Spent $1,071.02
Spending Potential Index ’ : a5
Eritertainment/Recreation; Tofal § : $27,225,454
- Average Spent : $2,794.30
Spending Potential ndex " B - -]
Food at Home: Total § . $3B,360,645
Average Spent . . . §3gs7.ie
Spending Potertial index S , 85
Food Away from Home: Tetal ss - o 428,507,870
Average Spent $2,925.93
Spending Potantial Index . - : 83
Heslth Care: Total & ’ $28,498 5563
Average Spent i . $3,027.70 ©
Speniding Potential Index . ) a0 .
HH Fumnishings & Equip; Tatal $ . $16,770,359
Average Sperf , ) $1,721.23
Spending Petential Index ) ] ) ' 78
Investments: Tota! § . ’ $10,826,822
Avsraga Spedt - o $1,111.22
Spending Potential indes 77
Retail Goods: Total § : . $208,417,830 )
Average Spent ’ . $21,391.04
Spending Petential Index - 83
Shelter: Total $ - $135,632,122
Average Spent 7 ’ ) X ’ . . $14,023.29
Spending Potential Index ' : 80
TViVidea/Sound Equiprment:Total § ) oo $10,250,221
Average Spent ' . $1,052.04
Spending Potential Index ) ’ B7
Travel: Total $ ' $15,494,397
Average Spert : ’ ‘ $1,500.27
Spending Potentlal Indéx 86
Vahicla Maintenancs & Repairs: Total § §7,917,516
Avarage Spart ] . $612,62

Spending Petential Indsix ' ’ 87

Tata Note: Income represents the preceding year, expressad in current dollars. Househéld income includes wage and salafy earnings, interest, dividends,
et rents, pensians, 85I and welfare payments, child support and alimony. Specrﬁeci Renter Occupied HUs exclude houses on 10+ acres, Average Rent
excludes units paying no cash rent.
Source: U.5. Bureau of the Census, 2000 Census of Populaticn and Housing, ESRI forecasts for 2009 and 2014. .
@2009 ESRI 7Phone 888-377-4575 - www.esr.com 2/1912010 Page 8 of 8
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HISTA DATA

CLARITAS

@ 2007 All vights reserved

-10,000

$20,000-30,000
$30,000-40,000
$40,000-50,000

$50,000-60,000

$60,000+

© Total .

$10,000-20,000 -

120

All Ages

3,400

685
681
584
350
171
440.

$20,000-30,000
$30,000-40,000
$40,000-50,000
. $50,000-60,000
$60,000+

Total

$0-10,000 2
$10,000-20,000

132
89
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95
79

15

244
953

All Ages

Pern

62

Co172

127
179
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51

210
019

rrent Year Estimates - 2009
Household Household Household . Tofal

65
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150
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59
7
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4273

535
716 -
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607
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$10,000-20,000

$20,000-30,000

© $30,000-40,000,
$40,000-50,000

$50,000-60,000

$60,000+

Total -

000 T
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74 -

126
313

950

All Ages

494
622
617 -
580
511
304
L5

4,243

319/2010
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APPENDIX D

Utility Allowance

Novo‘adc Cc-pany LLP



 ANowan: N U.S. Department of Housing ' OMB Approval No. 25770169
Aliowances for . and Urban Diévelopment : , (exp. 07/3”2007)
Tenant-Furnished Utllltles : Office of Public and Indian Housing

and Other Serv:ces

See Fublic Hepomn‘g Statement and Instructions on back

Localliy — — T Unit Type ‘ ) Date (mmiddlyyyy)
K:Lngs ‘County Alternate H:r.gher Eff:.c:.ency/:l:nsulat:.on ‘ Multi-family Housing 07/01/2009
Utifty or Service , [ e . Monthly Doliar Allowances _ ‘
0BR - ) 1BR 2 BR 3BR 4 BR ] 5 BR
‘Heating ~ & Natural Gas | 5 ‘ 6 4 R B 10 13
b, Botfle Gas
" ¢, Oil/Electrio 3 o 5| 6 . ST 9 11

d. Coal/ Other )

Cooking ~ a. Natural Gas 3 | P 5/ 5|- 5 © g
b. Boitle Gas
¢. Oil/ Electric WL B ' 6 8 8 41;0" 11

d. Coal/ Other ‘

Other Electric 7 16 . 16 18 20 19| 22
AirConditionihg ’ o ] - 10| . 11| o 13 E 15 X | 18
Water Heating a. Na.tural Gas‘ 5 ‘ © g 10| 15 19' 23 _v_' )
b, Boﬁi,e Gas
c. Oil / Electric 5| 11| ‘ 17| - 27 37 - 47 -

- d. Goal/ Other

Water : ‘ | 21 21 22 | 22| 23 27
Sewer _ : - 24 . 24 24| . 24 24 ‘ 24
Trash Collection 22 .22 - | 22| 22 22| , | 22
Range/Microwave 3 _ 3 3 3 g 3 | . 3
Refrigerator | -4 | 4 - - 4 s g

Ot‘herr-- specify .

Actual Family Allowances To be used by the family to compute allowance. ' : Utility or Service per month cost
Complste below for the actual unit rented. o . Heating $
Name of Family - ' - Cooking
: Other Electric
. . . Air Conditioning
Address of Unit ) Water Heating
' Water
Sewer

1 Trash Coliection
Range/Microwave
Refrigerator

MNumber of Bedrooms B - Qther

Total $

C S ‘ . - forin HUD-52667 (12/97)
Previous editions are obsolete N Page 1of 1 ‘ ref. Handbook 7420.8



Public reporting burden for this collection of information is estimated to average 1.5 hours per response, including the time for reviewing instructions, searchmg
existing data sources, gathenng and maintaining the data needed, arid completing and reviewing the collegtion of information. This agency may not condirct
or sponsor, and a person is not required to respond to, a collection of information unfess that collection dlsplays a valid OMB control number.

This collection of information Is authorized under Section § of the U.S. Housing Act of 1937 (42 U.5.C. 1437f). The information s used to establlsh a
y allowance schedule for all utilities and other services used to determine the famlly s monthly housing assistance payment and rental payment., HUD

. use this information to ensure that the costs are reasonabla.

Instructions for Form HUD-52667, Allowances For Tenant
Furnished Utilities and Other Services

Form HUD-52667 shall be completed by a HA fof each different type
‘of unit as explained below. Each form shall ba reproduced by the HA
“and given to families with their Certificate or Voucher or subse-

quently in connection with any revisions. The forri will provide the
family, while shopping for a unit, with the amount of the allowances
for various types of uniits for rent. With these allowances the family
can compare gross rents and fair market rents. Form HUD-52867
shali afso be used by the MA torecord the actual allowance for each
family.

Level of Allowance: Utilities and other services are included in
gress rent, and when they are not fumished by the owner, an
allowance must be provided to the family. Allowances must be
adequate for ail utilities and services not provided by the owner that
were included in the fair market rent. The utility allowance schedule
is based on the typical cost of utilities and services paid by
energy-conservative households that occupy housing of simi-
lar size and type in the same locality. in developing the sehedule,
the HA must use nomal pattems of consumption far the community
as a whole and current utilify rates. Allowances must not be based
on energy consumplion or costs above average or below average
income families. The objective shall be to establish allowances
based on actual rates and average consumption estimates and
ild altow the majority of pariicipating families an allowance that
— ddequate to cover expected- average utility costs and other
services over a 12-month period, :

Deterniining Allowances:

a, In general, HAs shall use to the extent possible local sources
of information on the cost of utilities and services, The
following local scurces should be contacted: :

(1) Electric utility suppliers.

. (2} Natural gas utility suppliers,

(3) Water and sewer suppliers.

(4) Fuel ofl and bottle gas suppliers.

(5) Public service commissions.

(6) Real estale and property management firms.'
(7) State and focal agencies.
(8) Appliance sales or leasing firms.

b. Recently adopied utility allowance schedules from neighboring

HAs with essentially the same type of housing stock should

" also be examined. In most cases fuel or utifities rates normally

will not vary appreciably in neighboring communities and

_ where data is not available in small communities allowances

for larger nearby communities may be used. Where local

sources are inadequate, the HA may consult the national

average consumption data provided in Table 1 and make
appropriate adjustments to reflect local conditions.

¢. The HA must establish separate heating and cooling allow-

ances for the various types of existing housing in the [ocality

with the same number of bedrooms. Depending on focal

housing stock, utility allowarices must be established for the

following unit types: detached houses, duplexes, row or

- townhouses, garden and high rise apartments and manufac-

tured homes. In addition to establishing different heating and

-cooling aliowances for various types of structures, atiention

- should be given to different allowances for water depending on
whether families will have responsibilities fof lawn care.

d. The data to be solicited from the local sources shown above
should be as close as possible in form and detail to the format
of form HUD-52667. If possible, all consumption data should
be obtainedfor each unit size and type. Ifdatais availableonly
for an average unit size (2.5 bedrooms), multiply the utilities
costs for the average unit by the following factors:

Size of Unit Faqtor ,
0-BR , 0.5 '
C1-BR. 0.7
2-BR 0.9
3-BR . 1.1,
4-BR 1.4
5-BR , 1.6

Example: Natural gas heating cost for average sized unit is
$18.00 per month. The allowance for a 4-bedroom unit wiil be
1.4 X $18.00 = $25.00 (rounded to nearest dollar).

AII‘ Cond:t[onmg Aliowances for air condi’uonlng must be gstab-
fished only for communities where the majority of units in the markst
provide centrally air conditioned units or appropriate wmng for tenant
installed A/C units.

Ranges and Refrigerafors: Al!dwances forranges and refrigerators -
must be based on the lesser of the cost of Ieasmg or mstal[ment
purchasing of suitable equipment, ‘

Utility Rate Schedules: The cost of gas and electnmty varies
according to amounis consumed as shown on the appropriate rate
schedules. Itis not possible to compute exactly the cost of electricity
for any given function without knowing the totat electrical usage for
a unit. However, hecause neither the HA or the familles know
beforehand just what will be the combination of utilities for any unit
rented, it will be necessary to approximate the allowances for each
functien (e.g., heating cooking, etc.) as follows: :

For electricity the rates used for lighting, refrigeration and appliances
(Tabte 1, [tem I}, should be from the iop of the rate schedule or the
higher unit costs. Allowances for electric cooking, water heating and
space heating should be computed from the middle or lower steps in
the rate schedules.

Similarly, allowances for gas used for water heating and cooking

- should be computed using rates from the top of the rate schedu{e and

for heating from the Iower steps.

Previous editions aré obsolste

form HUD-52667 (12/97)
ref. Handbook 7420.8



Supporting. Documentation: The HA shall maintain with the form - -

. HUD-52667 copies of all supporting documentation used in deter~
mining the allowances and any revisions. For instance, letters from
local utility companies shall be attached plus any worksheets used
by the HA in computing allowances. The material should contain, if
possible, the quantities of thé utilities that are the basis of the dollar
allowances (8.3;, Kilowatt hours per unit. A copy of the utility
allowance schedule must be sent to the HUD Field Office.

Table 1
Average Aliowances For Tenant Purchased Utllmes

Note: The consumptlon amourifs listed below are inexact averages
and must be Used with caution when establishing allowances fof
actual projects: :

VM‘onthly Consumption

_ CUnits - - 21/2-BR(a)
I, Electricity ' ) '
a. Lighting and Regrigeration KWH 250-400 (b}
b. Cooking KWH 110
c. Domestic Hot Water - KwH 340 ()
d. Space Heating ' KWH. 680 (d)
'e ‘Air Conditioning KWH * 180 (g)
Il. Natural Gas And Bottle Gas
a. Cooking Therms 8
b. Domestic Hot Waiter Therms 21 ()
¢. Spacé Heating Therms 48 (d)
Wl FuelOll o '
a. Domestic Hot Water Gals 17 (©)
b. Spacé Heating . . Gals ‘ 40 (dy
IV. Water : ' o
-a. Domestic Use - . Gals 8,000

b. Lawn .‘S Gals 2,000

(8) Estimated average consumption for a hypoihetical 2 172
bedroom dwelling unit. All consumptions listed must be
 adjusted for the size of the dwelling unit. Factors shown
under Determining Allowances, subparagraph d, may be
used for making the adjustment.

(b} Consumptions will vary considerably dependlng on electrical
appliances used. Upper limit should be sufficient to provide
85 kilowatt hours for a clothes dryer and 50 kilowatt hours for
a frost free refrigeraior.

{¢) The temperature of local water supply varies by geographic
area and will have considerable impact on energy used to
heat domestic water. This estimate is for North Central
geographic areas where the average city water temperature
is approximately 50° F.

(d) Censumptions are for housmg insulated for the heating
system installed. Normally a building designed for electric
space heating is better insulated than one designed for gas
or oil space heating equipment. Climatic conditions as-
sumed to be 4,000 heating degree days and 0° F outside
design temperature. Consumption must be adjusted for the
normal heating degree days and the cutside design tempera-
fure in the given geographic area.

(e)_‘ Consumption estimated for 1,000 degree days coollng Ac~
tual consumption will depend on many variables:

Note The consumption armounts listed above are inexact averages
and must be used with caulion when establishing allowances for

- actual projecis.

Previous editions are obsolete

form HUD-52667 (12/97)

Pageii - o , _ ref. Handbook 7420.8
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Lemoore, California;

Oleander Terrace arents_, Market Sudy
PREVIOUS EXPERIENCE IN MARKET AREA

In accordance with TCAC regulations, we have provided details pertaining to our cxpencncc
within the Subject market. Novogradac has completed approximately eight market studies in
Lemoore, all of which have had the same general PMA 4s the Subject. Similarly, we have

' complcted approximately eight site mspectlons w1th1n this market area.

A gencral firm resume, alobg with detailed resumes for the Novo gradac staff that prcparcd this -
- market study are located fo]lovwng

Novogradac & Ccmny LLP




. NOVOGRADAC
0 & COMPANY 1.

CERTIFIED PI_J'BLIC ACCOUNTANTS

Backgro.uﬁ'd Information

Novogradac & Company LLP is an accounting and valation-consulting firm that maintains its
headquarters in San Francisco, California. NOVOCO has additional offices in Washington, DC;
- Atlanta, GA; Overland Park, XS; Austin, TX; Dover, OH; Long Beach, CA; Cleveland, OH; and
Boston, MA. The headquarters of the valuation and market analysis department is in -
Washington, DC, with additional valuation staff located in the Austin, Atlanta, Long Beach, and
Kansas City offices. The firm works extensively in the affordable housing arena. NOVOCO
provides a range of specialized services desigried to meet the needs of government agencies,
lenders, investors, asset managers, military services, advisors, and developers. These services
~ include an array of valuation consulting services; investment analysis/due diligence support; and
litigation support; consulting services include market supply and demand surveys; demographic
and income profiles; alternative use and adaptive re-use scenarios, and market share and
absorption studies. In addition, NOVOCO provides consulting and valuation services regarding

o government-owned or government-subsidized real estate, including: Military Family Housing,
~_Section 8, Public Housing, and Low-Income Housing Tax Credit (“LIHTC”) projects. = At

NOVOCO, we are experienced in dealing with the myriad of rules, regulations, and procedures
that may ]mpact the valuation of real estate assets affected by various government regulations
~and the Vagaries of federal and Jocal bureaucracies. Ouf national presence and our wealth of
_ experience allow us to be familiar with a variety of seniof housing markets, in. many different
project types. Our Wealth of experience encompasses the intricacies of rural, urban, and
suburban markets, :

Qualiﬁcations

The NOVOCO Valuation Group has provided inarket research and appraisals over 4,000
feasibility/market studies and appraisals across the United States. This ability and experience is
a tremendous asset to our clients. Brad Weinberg, the Managing Partner of the Valuation Group,
holds both MAT and CCIM designations. H. Blair Kincer is a2 member of the Appralsal Institute
with the MAT designation. In addition, the pariners and managers hold current appraiser licenses
in over 23 states, and have prepared market studies or appraisals for developments in more than
. 49 states. NOVOCO has additional staff on hand to provide support and assistance, as needed.

" Furthermore, NOVOCO furnishes consulting services for a diverse rarige of projects, including
new construction, acquisition rehabilitation, adaptive re-use of commercial properties, garden- -
style family projects, single-family rental housing, and housing for the elderly, handicapped, and
households affected by HIV. We recognize that the needs of a rental property’s specific
clientele, as well as the project’s ability to meet those needs, are as vital to the success of the
projecet as the current health of any particular rental market.



Page 2

Novogradac & Co. LLP was recently designated a “RBest of the Best” firm by Bowman’s
Accounting Report for 2004, Bowman’s Accounting Report analyzed 327 firms, and only the
top 25 achieve the “Best of the Best” status. This honor means that NOVOCO has outperformed

othet firms in its category, with respect to fiscal measarement and wise management. This is the
“second time that NOVOCO has been recognized with this designation by Bowman’s:

Parters with Novogradac & Company LLP have published numerous affordable housing
industry-related articles in national newspapers, as well as in highly regarded trade journals. In
addition, the Partners are the authors of the Low-Income Housing Tax Credit Handbook, the
‘nation's leading authoritative guide to affordable housing development. The Partners also write
and publish The Low-Income Housing Tax-Exempt Bond Handbook; The Building . Owners
Income Tax Manual; The On-Site Tax Credit. Property Management Guiideboole;*The LIHTC
Monthly Report, a monthly journal offering news, features and commentary on the Low-Income
Housing Tax Credit industry; the Housing Bond Report, a monthly publication on the Low-
Income Housing Tax-Exempt bond industry; and the Property Compliance Report, a monthly

~ publication on Low-Income Housing Tax Credit compliance. L - _

Novogradac & Company LLP sponsors affordable housing and real-estate-related workshops at
locations all over the country, The conferences attract hundreds of the industry's leading experts
and participants nationwide. The firm also condncts workshops and seminars throughout the
year on a variety of affordable housing-related subjects. Many of the professionals  af
Novogradac & Company LLP were formerly associated with international accounting and
appraisal firms. This association provides an excellent training and educational opportunity.

Our state-of-the-art websité (www.taxcredithousing.com). is a widely used resource for the
affordable housing community. Tn fact, several state housing agencies refer audience members-
to it, when these agencies conduct industry seminats, The website provides rent and income
Jevels for every community in the United States, as well as links to Staté Housing Agecies.
Visitors can view monthly bond factors and applicable federal rates, as well as learn about recent
Jegislation and indusry events, ' : ' a

Many of NOVOCO’s projects include public and private partherships, mixed-use components;
demolition and reductions in density, combinations of funding sources, (such as LIHTC with

Hope V1), ownership components, new construction, and set-asides for the elderly., We believe

* that all forms of funding that result in innovative approaches to providing an improved quality of
 life are important. Additional information and/or sample reports can be provided upon request.

NOVOCO’s experience includes recent projects that study populations in broad geographic areas

and assess the market feasibility of properties.

Capacity and Turnaround Time

- Novogradac & Company offers a team of 50 consuliants with the experience, capacity, and
availability to provide market-consulting services at adl economical price. The entire firm,
including both the Accounting and the Valuation teams, boasts a staff of more than 300. Our
team of analysts has experience ranging from three to twenty-five years, in both market research
and appraisals on rental housing. Our firm specializes in affordable housihg, and our Parinicrs
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cach have an average of 15 years’ worth of experiéence. This team is assisted by junior-level
analysts and support staff, who possess significant experience and training in affordable rental-
housing markef study research. We have additional support staff on hand to assist in the general
data collection and productlon of the required dehverables

Additional Capablhtles

'-As discussed earller the firm prowdes both Accounting and Valuation Services. Not only dowe .
liave extensive expenenoe in the affordable’ housmg industry, but we specmhze in this market
- miche. : S _

Another service provided by NOVOCO,'Whioh sets us apart_ fromi our competitors, is our GIS
capability, Novogradac & Company, LLP is a licensed user of the ArcView Business Analyst
GIS system. The software allows us to do in-house GIS and data analysis of locafions
nationwide. By creating custom study areas, NOVOCO can analyze locations by state,
metropolitan area, county, zip code, Census tract, and block group, 4s Well as by a speclﬂed
radius from an identified point or custom—drawn polygon

Data m'cIuded in GIS analysis encompasses Census data for 2000, as well as estimated numbers
for 2007 and forecasted projections for 2012. The GIS software allows us to find pockets of
demand for housing and consumer needs by mapping Census tracts or block groups with low
incomes, high renter tenure, large households, or other key demand elements, such as elderly
rental population. In addition to the Census data and updates, we can import data about existing
housing options to the system, in order to add additional layers of information to our analysis,
Moreover our Mlcrosoft Streets & Trips program affords us 51gmﬁcant mappmg capabﬂmes

Our access and expenenoe w1t11 this data allows us 1o perform detailed demographlc and
economic analyses on any custom-specified area. This i is an mvaluable asset to our chents as it
helps them understand the market segments they serve.
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CURRICULUM VITAE
' BRAD E. WEINBERG, MAI, CCIM

Educaﬁon

Umvers1ty of Maryland, Masters of Science in Accountmg & Fmanmal Management
Umver51ty of Maryland, Bachelors of Arts in Commumty Plannmg

Llcensmtr and Professmnal Afﬁhatmns

MAI Member Appratsal Institute, No 10790 , '

Certified Investment Member (CCIM), Commercial Invest:ment Real Estate Tnstitute
Member, Urban Land Institute

Member, National Councﬂ of Affordable Housmg Market Analysts (N CAI{MA)

State of Alabama Ceruﬁed General Real Estate Appratser No, G00628
Washington, D.C. + Certified General Real Estate Appraiser; No. GA10340

. State of Georgia — Certified General Real Property Appraiser; No. 221179

State of Maryland — Certified General Real Estate Appraiser; No. 6048

State of South Carohna Certified Genera] Real Estate Appraiser; No. 45 66

Professmnal Experlence

Partner Novogradac & Company LLP

President, Capital Realty Advisors, Inc. .

Vice President, The Community Partriers Realty Advisory Services. Group, LLC
President, Weinberg Group, Real Estate Valuation & ‘Consulting :
Manager, Emst & Young LLP, Real Estate Valuation Services

Senior Appraiser, Joseph J. Blake and Associates

Senior Analyst, Chevy Chase F.8.B.

Fee Appraiser, Campane]la & Company

Professmnal Tramlng

Appraisal Institute Coursework and Seminars Completed for MAI Des1gnatlon and
Continuing Educa‘ﬂon Requu"ements

Commerc1a1 Investinent Real Estate Institute (CIREI) Coursework and Seminars Completed
for CCIM Des1g11at10n and Contmumg Education Reqmrements

Speaking Engagenaents and Authorship

Numerous speaking engagements at Affordable Housmg Conferenees throughout the
Country

Participated it several 'tndustty forums regarding the Military Housing Privatization

Initiative -

Authored “New Legtslatlon Emphasizes Importance of Market Studies in Allocation
Process,” Aﬁ”ordable Housmg Finance, March 2001
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VI.

Real Estate Ass1gnments
A representative sample of Due Diligerice, Consulting or Valuation Engagements mcludes

On a national ba'ns conduct market studies and appraisals for proposed Low-Income

" Housing Tax Credit properties. Analysis includes preliminary property- screenings, marketr

- analysis, comparable rent surveys, demand analysis based on the number of imcome

qualified renters in each market, supply analysis and operating expense ana1y51s to
determine appropnate cost estlmates

Developed a Flat Rent Model for the Trenton Housing Authority. Along with teaming
partner, Quadel Consulting Coiporation; completed a public housing fent comparability
study to determine whether the flat rent siructure for public housing unifs is reasonable in
comparison fo similar, market-rate units. THA also requested a flat rent schedule and
system for updating its flat rents. According to 24 CFR 960.253, public housing authorities
(PHAS) are required to establish flat rents, in order to provide residents a choice between

paying a “flat” rent, or an “income-based” rent. The flat rent is based on the “market rent”,

defined as the rent charged for a comparable unit in the private, unassisted market at which a
PHA could lease the public housing unif after preparation, for occupancy. Based upon the
data collected, the consultant will develop an appropriate flai rent schiedule, complete with

-supporting documentation outlining the methodology for determining and applying the

rents. We developed a system that THA can implemient to update the ﬂat rent schedule on
an annual bams '

As part of an Ajr Force Privatization Support Contractor team (PSC) 1o assist the Air Force

~ in its privatization efforts. Participation has included developing and,anellyzing housing
' privatization concepts, preparing the Request for Proposal (RFP), soliciting industry interest -

and Tesponses to-housing privatization RFP, Evaluating RFP responses, and recommending
the private sector entity to the Air Forcé whose proposal brings best value to the Air Force,
Mr, Weinberg has participated on niumierous initiatives and ‘was the pro_]ect manager for
Shaw AFB and Lackland AFB Phase 1I. :

Conducted housmg market analyses for the U.S. Army in preparatlon for the privatization of
military housing. This is a teaming effort with Parsons Corporation. These analyses were
done for the purpose of determining whether housing deficits or surpluses exist at specific
installations. Assignment included local market analysis, consultation with installation
housing personnel and local government agencies, rent surveys, housing data collection, and
analysm and the preparation of final reports. ‘

Developed a model for the Highland Company and the Depa:mnent of the Navy to test
feasibility of developing bachelor quarters using public-private partnerships. The miodel

- was developed to test various levels of government and private sector participation and

contribution., The model was used in conjunction with the market analysis of two test sites
to determine the versatility of the proposed development model. The analysis included an

. analysis of development costs associated with both MILCON and private sector standards as

well as the potential market appeal of the MILSPECS to potential private sector occupants.



STATEMENT OF PROFESSIONAL QUALIFICATIONS
RACHEL BARNES DENTON

STATE CERTIFICATIONS A '
State of Missouri Certified General Real Estate Appraiser No. 2007035992
State of Califotnia Certified General Real Estate Appraiser No. AG044228

-~ State of Oregon Ceitificd General Real Estate Appraiser No. C000951
State of Kansas Certified General Real Estate Appraiser No. G-2501

EDUCATION . o - : L

~ Cornell University, School of Architecture, Arf & Planning, Bachelor of Seience in City & Regional Planning, 2003.
Educational requirements successfully completed for the Appraisal Institute:

s  Appraisal Principals, September 2004 ' .

» Basic Income Capitalization, April 2005

» Uniform Standards of Professional Appraisal Practice, November 2005

o Advanced Income Capitalization, August 2006

s~ General Market Analysis and Highest & Best Use, July 2008

s  Advanced Applications, June 2609 '

EXPERIENCE : o
Novogradac & Company LLP, Manager, 11/2007-present
Novogradac & Company LLP, Senior Real Estate Analyst, 6/2003-11/2007

REPRESENTATIVE SAMPLE OF ENGAGEMENTS ‘ _
» Conducted appraisals of proposed new construction, rehab and existing Low-Income Housing Tax Credit properties,
Section 8 Mark-to-Market properties, HUD MAP Section 221D4 properties, USDA Rural Development, and market rate
multifamily developments. Analysis includes property screenings; valuation analysis, rent comparability stndies,
expense comparability analysis, determination of market tents, and general market analysis. Additional appraisal
assignments completed include commercial land valuation, industrial properties for estate purposes, office buildings for

governmental agencies, and leasehold interest valuation. _

- »  Conducted market studies for proposed Low-Income Housing Tax Credit, market rate, HOME financed, USDA Rural

Development, and HUD subsidized properties, on a national basis. Analysis includes property screenings, market

analysis, comparable rent surveys, demand analysis based on the number of incomé qualified renters in each market, -
supply analysis and operating expense apalysis. Property types include proposed multifamily, senior independent living,

large family, acquisition with rehabilitation, historic rehabilitation, adaptive reuse, and single family developments.

¢  Prepared HUD Mark-to-Market renf comnparability studies for Section § mulfifamily developments.

» Prepared market studies and appraisals for the HUD MAP program, in accordance with Chapter 7 of the HUD MAP
Guide.. - - ’ ‘ ' '

. Cofnplet’ed Market Feasibility Studies for Prop'ésed Assisted Living Facilities.

. »  Completed Marl%ét Féasibili‘ty Studies for Proposed Condominium Deveibpine’nts.-

. | Condﬁgted Ma;:ket Conditiens and Viability ‘Studies for Existing LIHTC and market rate multifamily communities.
» Conducteda Highest and Best Use Analysis for a proposed two-phase senior residential deVeIoi)ment. ‘
. Prepared-a thiree-year Asset Management tracking report for a 16~pr6perty portfolio in the southern United States.

s Staies and Teﬁtoﬂes in which appraisér has completed assigﬁments: -

Alabama Georgia Kansas Nevada Oregott Wisconsin

Arkansas Hawaii - . Kentucky New Mexico South Carolindg  Puerto Rico
California . 1daho ' Minnesota North Carolina -Tennessee
Colorado Tilinois Missouri - North Dakota Texas

" Conmecticut : Indiana Montana Ohio - Virginia

Florida ’  Iowa Nebraska Oklahoma Washingtor,
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STATEMENT OF PROFESSIONAL QUALIFICATIONS
- KATHERINE THEIN

EDUCATION

The Umvers1ty of Kansas, Lawrence KS

‘Bachelor of Science in Busmess Admlmstranon w1th an emphaSIS n Ma:rketmg, 2005 '

,PROF ESSIONAL EXPERIENCE

Novogradac & Company LLP, September 2008-Present

_ Real Estate Analyst

‘ Novogradac & Company LLP September 2006- 2008

Research Assistant

- REAL ESTATE ASSIGNMENTS

A re‘pres‘eﬁtative sample of D_tlf:. Dﬂig_en(:e, Consulting, or Valuation Engagements includes:

Assist with appraisals of proposed new construction, rehab; and existing VLo'w—VIneome
Housing Tax Credit properties, Section 8 Markei-to-Market properties, and market rate
multifamily developments. Analysis includes property screenings, valuation analysis,

_rent comparability studics, expense comparability ana1y31s determmation of market rents,

and general market analy51s

Prepared market studies for proiiosed Low-Income Housing Tax Credit, market rate,
HOME financed, USDA Ruial. Development, and HUD subsidized properties, on a
national basis. Analysis includes property screenings, market analysis, comparable rent

_surveys, demand analysis based on the number of income qualified renters in edch market
+ study, supply analysw and operating expense analysis, Property types include proposed
- multifamily, senior independent living, large family, acquisition with rehab111tat10n,' '

hlstonc rehab]htatmn adaptive reuse, and single family developments.-

‘Prepared rent comparable studies for properﬁes encumbered by Section 8 contracts as

well as USDA contracts. - Research included analysis of comparable properties and
market analysis. :

Work assignments completed i various states include:

Alaska | Hawaii Kansas - - Ohio

-Arkansas ~ Idaho : Massachusetts Oklahoma
California ~ Illinois Minnesota - Tennessee
Colorado ‘ Indiana - Missouri Texas

Florida Iowa Nebraska Washington
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| State of California

California Tax Credlt Allocatlon Commlttee &
California Debt Lm_:u_t Allocatlon Committee

‘Market Sfudy Ind'ex

Market Analysts must provide a checklist referencmg all components of their market study. ThIS

. checklist is intended to assist readers ofi the location and content of issues relevant to the

evaluation and analysis of market studies. The page number of each component referenced is

noted in the right column. In cases where the item is not relevant, the author has indicated "N/A”
. or not applicable. Where a conflict with or variation from client standards or client reqmremenis
exist, the author has indicated a "V" (variation) with a comment explamlng the conﬂlcf More
detailed notations or exp]anatlons are also acceptab]e ,

Page
Number(s)
Executive Summary .
| 1. | Precise statement of key conclusions . 1314
2. | Market strengths and weaknesses impacting prOJect 5
3. | Recommendations and/or modification to project discussion 13-14
4. | Discussion of subject property's impact on existing housing 11412
5. | Absorption projection with issues impacting performance 13
] 6. | Discussion of risks or other m:tigatlng circumstances |mpact1ng prOJect 12
Project Description
7. .| Number of bedrooms and baths proposed, Income l[mttatlon proposed 21
rents and utility allowances . 3
8. | Utilities (and utility sources) included i in rent 21
9. | Occupancy type and target population description 21
10.| Project desigri description A ' 16-22
11.| Description of service amenities ‘z22
12.§ Date of construction/preliminary completion 21-22
13.| If rehabilitation or demolition of occupled housing, exzstlng unit breakdown_ N/A
and rents’ : ‘
14.{ Reference of status or date of archxtectural plans and name of archttect : - 22 _
15.1 Copy of floor plans and slevations Appendix F
Delineation of Market Area _ o
16.| Primary Market Area and Secondary Market Area descnptlon g 24-26
17.| Scaled for distance map of the suggested market area - 25-26
18.| Site amenities description and map 28-29
19.| Description of site characteristics 30
20.| Photographs of site and neighborhood 19-20, 31-32
21.| Visibility and accessibility evaluation 33
22.| Crime statistics 33-34
Market Area Economy
23.| Employment by industry. 37
24.1 Major employers 38-40
25.| Historical unemployment rate 42
26. | Five-year employment growth 42




27.| Employment Trends

42

Market Study index for TCAC & CDLAC Market Sfudy Guidstines Page 2 of 2

28.] Typical wages by occupation T 43-44
| 29.] Discussion of commuting patterns of area workers 44
Population, Household and Income Trends ‘
30.! Population and household estimates and projections 46, 481
31.] Households by tenure - 49
32.| Distribution of income 51-54
Demand Estimate .
33.| Evaluation of proposed rent levels 57-59
34.| Existing household demand 61
35.| New household demand . 61
36.| Commuter demand . N/A
37.% Calculation and analysis of Capture Rate 62-67
38.| Calculation and analysis of Penetration Rate 65 -
39.| Identification of risks : 68
40.] Conclusion of Demand analysis 68
Absorption Rate
41.| Definition and Justification 70
42.| Estimated time o reach occupancy and percentage of units 70
Competitive Rental Market '
43.| Derivation of achievable market rent ‘and Market Advantage 120121
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