




















































































































































































































BOWEN NATIONAL RESEARCH  Addendum E-1 

Addendum E  Achievable Market Rent Analysis _ 
 
A.  INTRODUCTION 

 
We identified five market-rate properties within and near the Walterboro Site PMA that 
we consider comparable in terms of unit and project amenities to the subject 
development.  These selected properties are used to derive market rent for a project 
with ch
market advantage.  It is important to note that, for the purpose of this analysis, we only 
select market-rate properties. Market-rate properties are used to determine rents that 
can be achieved in the open market for the subject units without maximum income and 
rent restrictions.   
 
The basis for the selection of these projects includes, but is not limited to, the following 
factors: 
 
 Surrounding neighborhood characteristics 
 Target market (seniors, families, disabled, etc.) 
 Unit types offered (garden or townhouse, bedroom types, etc.) 
 Building type (single-story, midrise, high-rise, etc.) 
 Unit and project amenities offered 
 Age and appearance of property 

 
Since it is unlikely that any two properties are identical, we adjust the collected rent 
(the actual rent paid by tenants) of the selected properties according to whether or not 
they compare favorably with the subject development.  Rents of projects that have 
additional or better features than the subject site are adjusted negatively, while projects 
with inferior or fewer features are adjusted positively.  For example, if the subject 
project does not have a washer or dryer and a selected property does, then we lower the 
collected rent of the selected property by the estimated value of a washer and dryer to 
derive an achievable market rent for a project similar to the project.  
 
The rent adjustments used in this analysis are based on various sources, including 
known charges for additional features within the Site PMA, estimates made by area 
property managers and realtors, quoted rental rates from furniture rental companies and 

 
 
It is important to note that one or more of the selected properties may be more similar 
to the subject property than others.  These properties are given more weight in terms of 
reaching the final achievable market rent determination.  While monetary adjustments 
are made for various unit and project features, the final market rent determination is 
based upon the judgments of our market analysts. 
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The subject development and the five selected properties include the following: 
 

 
Unit Mix 

(Occupancy Rate) 
Map 
I.D. Project Name 

Year Built/ 
Renovated 

Total 
Units 

Occ. 
Rate 

One- 
Br. 

Two- 
Br. 

Three- 
Br. 

Four- 
Br. 

Site Lincoln Apartments 1971 / 2022 64 100.0% 
16 

(100.0%) 
24 

(100.0%) 
16 

(100.0%) 
8 

(100.0%) 

7 Forest Pointe Apts. 2002 120 92.5% 
24 

(95.8%) 
60 

(90.0%) 
36 

(94.4%) - 

13 Plantation Oaks 1974 / 2004 72 100.0% 
24 

(100.0%) 
40 

(100.0%) 
8 

(100.0%) - 

904 Sawbranch Apts. 1978 / 2014 112 93.8% 
24 

(95.8%) 
64 

(92.2%) 
24 

(95.8%) - 

905 Summerville Station 1977 / 2018 199 92.5% 
48 

(91.7%) 
127 

(92.1%) 
24 

(95.8%) - 

906 Wellington Place 1973 / 2004 124 94.4% 
22 

(95.5%) 
78 

(93.6%) 
24 

(95.8%) - 
Occ.  Occupancy 
900 series Map IDs are located outside Site PMA 

 
The five selected market-rate projects have a combined total of 627 units with an 
overall occupancy rate of 93.9%, a stable rate for rental housing. This illustrates that 
these projects have been well received within the market and region and will serve as 
accurate benchmarks with which to compare the subject development.  
 
The Rent Comparability Grids on the following pages show the collected rents for each 
of the selected properties and illustrate the adjustments made (as needed) for various 
features and location or neighborhood characteristics, as well as quality differences that 
exist between the selected properties and the subject development.  Preceding the Rent 
Comparability Grids is a map of the location of the comparable market-rate 
developments in relation to the location of the subject site.  
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Once all adjustments to collected rents were made, the adjusted rents for each 
comparable were used to derive an achievable market rent for each bedroom type.  Each 
property was considered and weighed based upon its proximity to the subject site and 
its amenities and unit layout compared to the subject site.  
 
Based on the preceding Rent Comparability Grids, it was determined that the present-
day achievable market rents for units similar to the subject development are $895 for a 
one-bedroom unit, $945 for a two-bedroom unit, $1,080 for a three-bedroom unit and 
$1,195 for a four-bedroom unit, which are illustrated as follows: 
 

Bedroom 
Type 

Proposed/Programmatic 
Collected Rent 

Achievable 
Market Rent 

Market Rent 
Advantage 

One-Br. $625*  $895 30.17% 
Two-Br. $742 $945 21.48% 
Three-Br. $867* $1,080 19.72% 
Four-Br. $939* $1,195 21.42% 

Weighted Average 22.94% 
*Maximum allowable rents less the value of tenant-paid utilities 

 
Typically, Tax Credit rents must represent at least a 10.0% market rent advantage in 
order to be viewed as a value within a market area.  Tax Credit rents that represent a 
value can help to ensure a steady flow of tenants that will allow the project to operate 
at a stabilized occupancy rate.  While the proposed collected Tax Credit rents at the site 
represent market rent advantages between 19.72% and 30.17%, it is likely that most 
rents will need to be lowered if the project operated exclusively as a Tax Credit 
development. Regardless, all 64 units at the subject project will continue to operate 
with a subsidy, requiring residents to pay up to 30% of their adjusted gross incomes 
towards housing costs.  Thus, the subject project will continue to represent a substantial 
value to low-income renters within the Site PMA. 
 

B. RENT ADJUSTMENT EXPLANATIONS (RENT COMPARABILITY GRID) 
 
None of the selected properties offer the same amenities as the subject property.  As a 
result, we have made adjustments to the collected rents to reflect the differences 
between the subject property and the selected properties.  The following are 
explanations (preceded by the line reference number on the comparability grid table) 
for each rent adjustment made to each selected property.     
 

1. Rents for each property are reported as collected rents.  These are the actual 
rents paid by tenants and do not consider utilities paid by tenants.  The 
rents reported are typical and do not consider rent concessions or special 
promotions.   
 

3. One of the selected properties, Sawbranch Apartments (Comp #3) is 
-

bedroom units. This rent concession has been prorated and deducted from 
-bedroom rent, yielding its corresponding 

effective rent (line 5).  
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7. Upon completion of renovations, the subject project will have an effective 
age of a project built in 1997. The selected properties were built between 
1973 and 2002; four of which were extensively renovated between 2004 
and 2018. As such, we have adjusted the rents at the selected properties by 
$1 per year of effective age difference to reflect the age of these properties. 
 

8. The subject project is expected to have a significantly improved overall 
quality and appearance, as the proposed renovations are valued at 
approximately $67,240 per unit. These extensive renovations are expected 
to extend the life of the property by at least 30 years, which equates to a 
prorated value of approximately $187 per unit per month.  Given that the 
additional amenities to be included post renovations are already factored 
in other line item adjustments, we have made a positive adjustment of $100 
to all comparable properties that are considered to be of inferior quality 
compared to the subject site. 
 

10. A total of three of the selected properties are located outside of the 
Walterboro Site PMA in Summerville.  The Summerville market is 
significantly larger than Walterboro in terms of population, community 
services and apartment selections.  Given the differences in markets, the 
rents that are achievable in Summerville will not directly translate to the 
Walterboro market.  Therefore, we have adjusted each collected rent at the 
three comparable projects located in Summerville by approximately 20.0% 
to account for this market difference. 
 

11. We have made adjustments for the differences in the number of bedrooms 
offered at the selected market-rate projects due to the fact that none of the 
selected properties offer four-bedroom units.  A conservative adjustment 
of $50 per bedroom was used to reflect this difference. 
 

12. There is a variety of the number of bathrooms offered at each of the 
selected properties.  We have made adjustments of $15 per half bathroom 
to reflect the difference in the number of bathrooms offered at the site as 
compared with the comparable properties.  
  

13. The adjustment for differences in square footage is based upon the average 
rent per square foot among the comparable properties.  Since consumers 
do not value extra square footage on a dollar-for-dollar basis, we have used 
25% of the average for this adjustment.   
 

14.-23. The subject project will offer a unit amenity generally superior to those 
offered at the selected properties.  We have made adjustments for features 
offered at the subject project, and in some cases, we have made 
adjustments for features the subject property does not offer.     
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24.-32. The subject project will offer a project amenities package generally 
inferior to those offered at the selected market-rate properties. We have 
made monetary adjustments to reflect the difference between the subject 

 
 

33.-39. We have made adjustments to reflect the differences in utility 
responsibility at each selected property.  The utility adjustments were 

 
 

 
 





 

2021 EXHIBIT S-2 SCSHFDA PRIMARY MARKET AREA ANALYSIS SUMMARY (WITH SUBSIDY):

Development Name: Lincoln Apartments Total # Units: 64

 Location: 404 Witsell St., Walterboro, SC 29488 # LIHTC Units:  64  

 
PMA Boundary: 

Edisto River to the north and east; US Highway 17 and the Combahee River to the 
south; and U.S. Highway 21 to the west. 

 

 Development Type:   X Family  Older Persons  Farthest Boundary Distance to Subject: 20.2 miles  

 

RENTAL HOUSING STOCK (found on page H-1, 9 & 10) 
Type # Properties Total Units Vacant Units Average Occupancy 

All Rental Housing 14 715 9 98.7% 

Market-Rate Housing 4 221 9 95.9% 

Assisted/Subsidized Housing not to include LIHTC  5 306 0 100.0% 

LIHTC (All that are stabilized)* 5 188 0 100.0% 

Stabilized Comps** 1 48 0 100.0% 

Non-stabilized Comps 0 - - - 
* Stabilized occupancy of at least 93% (Excludes projects still in initial lease up).   
** Comparables - comparable to the subject and those that compete at nearly the same rent levels and tenant profile, such as age, family and income. 
 

Subject Development HUD Area FMR 
Highest Unadjusted 

Comparable Rent 

Units Bedrooms Baths Size (SF) 
Tenant-Paid 

Rent 
Per Unit Per SF Advantage Per Unit Per SF 

16 One 1.0 693 $169 $606 $0.87 72.11% $931 $1.33 

24 Two 1.0 838 $163 $691 $0.82 76.41% $1,053 $1.05 

16 Three 1.0 940 $104 $900 $0.96 88.44% $1,342 $1.12 

8 Four 1.5 1,070 $77 $976 $0.91 92.11% $1,342 $1.12 

Gross Potential Rent Monthly* $8,896 $48,488  81.65%   
*Market Advantage is calculated using the following formula: Gross HUD FMR (minus) Net Proposed Tenant Rent (divided by) Gross HUD FMR. The 
calculation should be expressed as a percentage and rounded to two decimal points. The Rent Calculation Excel Worksheet must be provided with the 
Exhibit S-2 form. 

 

DEMOGRAPHIC DATA (found on page F-4 & G-5) 
2012 2020 2023 

Renter Households   3,420 25.3% 3,446 25.3% 

Income-Qualified Renter HHs (LIHTC)   2,445 71.5% 2,422 70.3% 

Income-Qualified Renter HHs (MR)   - - - - 
 

TARGETED INCOME-QUALIFIED RENTER HOUSEHOLD DEMAND (found on page G-5) 

Type of Demand 50% 60% 
Market-

rate 
Other: 

Section 8 
Other:__ Overall 

Renter Household Growth    -23  -23 

Existing Households (Overburd + Substand)    832  832 

Homeowner conversion (Seniors)    -  - 

Other:    -  - 

Less Comparable/Competitive Supply    0  0 

Net Income-qualified Renter HHs      809  809 
 

CAPTURE RATES (found on page G-5) 

Targeted Population 50% 60% 
Market-

rate 
Other: 

Section 8 
Other:__ Overall 

Capture Rate    7.9%  7.9% 
ABSORPTION RATE (found on page G-8) 

Absorption Period:  5 months 
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2021 S-2 RENT CALCULATION WORKSHEET (AS PROPOSED WITH SUBSIDY)

# Units
Bedroom 

Type

Current 
Tenant 

Paid Rent
Net Tenant 
Paid Rent

Gross 
HUD FMR

Gross HUD 
FMR Total

Tax Credit 
Gross Rent 
Advantage

0 BR $0 $0
0 BR $0 $0
0 BR $0 $0

16 1 BR $169 $2,704 $606 $9,696
1 BR $0 $0
1 BR $0 $0

24 2 BR $163 $3,912 $691 $16,584
2 BR $0 $0
2 BR $0 $0

16 3 BR $104 $1,664 $900 $14,400
3 BR $0 $0
3 BR $0 $0

8 4 BR $77 $616 $976 $7,808
4 BR $0 $0
4 BR $0 $0

Totals 64 $8,896 $48,488 81.65%
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2021 EXHIBIT S-2 SCSHFDA PRIMARY MARKET AREA ANALYSIS SUMMARY (LIHTC ONLY):

Development Name: Lincoln Apartments Total # Units: 64

 Location: 404 Witsell St., Walterboro, SC 29488 # LIHTC Units:  64  

 
PMA Boundary: 

Edisto River to the north and east; US Highway 17 and the Combahee River to the 
south; and U.S. Highway 21 to the west. 

 

 Development Type:   X Family  Older Persons  Farthest Boundary Distance to Subject: 20.2 miles  

 

RENTAL HOUSING STOCK (found on page H-1, 9 & 10) 
Type # Properties Total Units Vacant Units Average Occupancy 

All Rental Housing 14 715 9 98.7% 

Market-Rate Housing 4 221 9 95.9% 

Assisted/Subsidized Housing not to include LIHTC  5 306 0 100.0% 

LIHTC (All that are stabilized)* 5 188 0 100.0% 

Stabilized Comps** 1 48 0 100.0% 

Non-stabilized Comps 0 - - - 
* Stabilized occupancy of at least 93% (Excludes projects still in initial lease up).   
** Comparables - comparable to the subject and those that compete at nearly the same rent levels and tenant profile, such as age, family and income. 
 

Subject Development HUD Area FMR 
Highest Unadjusted 

Comparable Rent 

Units Bedrooms Baths Size (SF) 
Proposed 

Tenant Rent 
Per Unit Per SF Advantage Per Unit Per SF 

16 One 1.0 693 $625 $606 $0.87 -3.14% $931 $1.33 

24 Two 1.0 838 $742 $691 $0.82 -7.38% $1,053 $1.05 

16 Three 1.0 940 $867 $900 $0.96 3.67% $1,342 $1.12 

8 Four 1.5 1,070 $939 $976 $0.91 3.79% $1,342 $1.12 

Gross Potential Rent Monthly* $49,192 $48,488  -1.45%   
*Market Advantage is calculated using the following formula: Gross HUD FMR (minus) Net Proposed Tenant Rent (divided by) Gross HUD FMR. The 
calculation should be expressed as a percentage and rounded to two decimal points. The Rent Calculation Excel Worksheet must be provided with the 
Exhibit S-2 form. 

 

DEMOGRAPHIC DATA (found on page F-4 & G-5) 
2012 2020 2023 

Renter Households   3,420 25.3% 3,446 25.3% 

Income-Qualified Renter HHs (LIHTC)   980 28.7% 1,000 29.0% 

Income-Qualified Renter HHs (MR)   - - - - 
 

TARGETED INCOME-QUALIFIED RENTER HOUSEHOLD DEMAND (found on page G-5) 

Type of Demand 50% 60% 
Market-

rate 
Other:__ Other:__ Overall 

Renter Household Growth  20    20 

Existing Households (Overburd + Substand)  122    122 

Homeowner conversion (Seniors)  -    - 

Other:  -    - 

Less Comparable/Competitive Supply  0    0 

Net Income-qualified Renter HHs    142    142 
 

CAPTURE RATES (found on page G-5) 

Targeted Population 50% 60% 
Market-

rate 
Other:__ Other:__ Overall 

Capture Rate  45.1%    45.1% 
ABSORPTION RATE (found on page G-8) 

Absorption Period: > 12 months 
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2021 S-2 RENT CALCULATION WORKSHEET (LIHTC Only)

# Units
Bedroom 

Type

Proposed 
Tenant 

Paid Rent

Net 
Proposed 

Tenant Rent
Gross 

HUD FMR
Gross HUD 
FMR Total

Tax Credit 
Gross Rent 
Advantage

0 BR $0 $0
0 BR $0 $0
0 BR $0 $0

16 1 BR $625 $10,000 $606 $9,696
1 BR $0 $0
1 BR $0 $0

24 2 BR $742 $17,808 $691 $16,584
2 BR $0 $0
2 BR $0 $0

16 3 BR $867 $13,872 $900 $14,400
3 BR $0 $0
3 BR $0 $0

8 4 BR $939 $7,512 $976 $7,808
4 BR $0 $0
4 BR $0 $0

Totals 64 $49,192 $48,488 -1.45%

A-4
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