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May 5, 2015 
 
Mr. Rodrigo Paredes 
Housing Trust Group 
3225 Aviation Avenue 
Coconut Grove, Florida 33133 
 
Re: The proposed Freedom Gardens affordable apartment complex for the (family) general population.  
  
  Meridian File No: 15-SIE 
 
Dear Mr. Paredes: 
 
As requested, we have prepared a market study for the proposed Freedom Gardens apartments.  The 
improvements will consist of a 95 unit complex situated on a 6.90 acre site with an additional three to five acres 
carved out of the west adjacent parcel.  The property will be considered a Class B improvement in the local 
area.  The subject property will set aside 90% of its units at or below 60% of the Area Median Income (AMI) 
and 10% at or below 40% of the AMI.   The subject will be restricted by the Housing Credit program. The rent 
and income restrictions remain for 50 years from the placed in service date.  
 
The property is currently vacant land.  The subject property is further described and identified by both legal and 
narrative descriptions within the text of the following report. 
 
The intended use of this report is for internal purposes.  The intended user of this report is Housing Trust Group.  
No other use or users are intended. 
 

The purpose of this market study is to provide: 
 
1. A site analysis; 
 
2. An improvement analysis; 
 
3. An Apartment Market Overview for the subject market area; 

 
4. Rental estimates for the subject, both as a market rate project and as restricted by the Housing Credit 

program; 
 
5. Conclusions and recommendations concerning the subject’s unit mix, unit sizes, amenities and unit 

features relative to its competition; 
 

6. Estimate an average absorption rate for the subject property 
 
In order to accomplish the previous objectives, we have conducted the following research and analysis: 
 
1) Examination of the subject site, demographics and other relevant factors that influence development 
potential. 

 
2) Review of apartment market trends. 

 
3) Review and evaluation of the development concept for the subject to include: features, amenities, unit 

mix, unit sizes and proposed rental rates. 
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This market study is the result of this evaluation, together with supporting data and documentation, as of the 
date of this report, May 5, 2015. 
 

Summary of Conclusions and Recommendations 
 
1) The subject site is of a size and configuration that appears to be marginally suited for rental apartments.  

Overall, exposure is considered to be average for multi-family purposes.  The subject site is bisected by 
a dry creek with only a pedestrian bridge planned to cross it which creates logistical issues for the tenants' 
access to the amenities.   Based on the subject's site plan we have concluded that the subject property 
has poor access.  The location of the site is central to neighborhood shopping, employment and 
healthcare facilities.  All necessary utilities and services are available to the site to support the proposed 
development.  Based on these investigations, we are of the opinion that the subject site is marginally 
suitable for apartment development based on its current site plan. 

 
2) The subject is planned to be a two building, four-story, mid-rise style apartment project with one, two 

and three-bedroom units.  The subject's unit mix breakdown is not optimal for the area given due to the 
high percentage of two-bedroom units and the low percentage of one-bedroom units.  The subject project 
is planned to contain typical common amenities.  The proposed improvements of four-story buildings 
with elevators appear to be out of characteristic for the neighborhood.  A garden apartment design is 
much more suitable to the area.  Based on the apartment market in the subject area we are of the opinion 
that the proposed improvements are atypical and not optimal for their use as affordable apartments for 
the general population (families).    

 
The following is the subject’s proposed unit mix.   
 

 
 

The total living area within the units is 86,980 square feet, resulting in an average unit size of 916  square 
feet.  The indicated density is 13.77 units per acre. 
 
Common amenities will include clubhouse, swimming pool, playground, fitness center, sand volleyball 
court and one elevator in each building.  Unit amenities will include refrigerator, oven/range, 
dishwasher, microwave, garbage disposal, blinds, ceiling fans and washer/dryer connections.  The 
subject property will have a mix of tile and simulated wood throughout the units with carpet in the 
bedrooms.   The countertops will be laminate.  The subject property will set aside 90% of its units at or 
below 60% of the Area Median Income (AMI) and 10% at or below 40% of the AMI.  
 

3) The apartment market within Hernando County consists of a wide variety of unit types ranging from 
older subsidized housing, older market rate projects to newer affordable projects, and upscale market 
rate projects.  Occupancy rates in Hernando County and in the 10 and three-mile rings from the subject 
are at higher levels than the average of the past five years. The studio units have the same asking rate at 
the county, 10-mile and three-mile level.  The one-bedroom units have the highest asking rental rate at 
the county level.  The two and three-bedroom asking rents are highest on the 10-mile level.     

 

Mr. Rodrigo Paredes 
May 5, 2015 

Unit Type # Of Units Unit Size (S.F.) Total S.F.

1/1 8 620 4,960
2/2 76 920 69,920
3/2 11 1,100 12,100
Total/Avg. 95 916 86,980
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4) Our conclusions of attainable restricted rents are summarized in the following chart. 

 

 
 

Our conclusions of attainable market rents are summarized in the following chart. 
 

 
 
The subject benefits from a good spread between market and restricted rents at all set asides, as shown 
on the following chart.   
 

 
 
According to FHFC requirements, the average market rent must be 10% greater than the average 
restricted rent; in our analysis, the estimated overall weighted average market rent is 48% greater than 
estimated average restricted rent. 
 

Unit Type Set Aside No. Units $/Month Total Annual Rent

1/1 40% AMI 1 $295 $3,540
1/1 60% AMI 7 $516 $43,344
2/2 40% AMI 8 $353 $33,888
2/2 60% AMI 68 $618 $504,288
3/2 40% AMI 1 $405 $4,860
3/2 60% AMI 10 $712 $85,440

Total/Avg. 95 $592 $675,360

Potential Base Rental Income-Restricted

Unit Type No. Units Unit Size $/Month Total Annual Rent

1/1 8 620 $740 $71,040
2/2 76 920 $870 $793,440
3/2 11 1,100 $1,020 $134,640
Total/Avg. 95 916 $876 $999,120

Potential Base Rental Income-Market

Unit Type Set Aside No. of Units Net Rent Market Rent $ Difference % Difference

1/1 40% AMI 1 $295 $740 $445 151%
1/1 60% AMI 7 $516 $740 $224 43%
2/2 40% AMI 8 $353 $870 $517 146%
2/2 60% AMI 68 $618 $870 $252 41%
3/2 40% AMI 1 $405 $1,020 $615 152%
3/2 60% AMI 10 $712 $1,020 $308 43%
Total/Avg. 95 $592 $876 $284 48%

Restricted Rent vs. Market Rent Comparison
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The following chart compares the subject’s maximum allowable restricted rents to the achievable rents. 
 

 
 

5) The subject’s proposed unit mix of one, two and three-bedroom units is typical of other restricted 
properties designated for families (general population).  However, it lacks the optimal breakdown of 
one, two and three-bedroom units for the area.  The subject's unit mix should have an increased number 
of one-bedroom units given that 41% of the affordable households in Hernando County are one-person 
households.  The subject’s unit sizes are within the range but are on the smaller side of the comparable 
projects for their one, two-bedroom and three-bedroom units.  The subject offers similar project 
amenities relative to the comparables including a swimming pool, volley ball court, fitness center and 
community center/clubhouse. The subject is similar to the comparables in terms of unit features. The 
four-story design is atypical for the market. 
 

6) Based on the absorption history within other affordable projects we have estimated an average 
absorption rate for the subject property of 13 units per month. 

 
The analyses, opinions and conclusions were developed and this report has been prepared in conformance with 
the Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of 
the Appraisal Foundation and the Code of Professional Ethics and the Standards of Professional Practice of the 
Appraisal Institute. 
 
This letter of transmittal precedes the consultation report, further describing the property and containing the 
reasoning and most pertinent data leading to the final conclusions.  Your attention is directed to the 
“Extraordinary Assumptions/Extraordinary Limiting Conditions,” “General Assumptions,” “General 
Limiting Conditions” and “Certification,” which have been included within the text of this report. 
 
Respectfully submitted, 
Meridian Appraisal Group, Inc. 

 

Robert Von, President 
State-Certified General Real Estate Appraiser RZ 1604 

 
Erica A. Ernst, Associate Appraiser 
State-Certified General Real Estate Appraiser RZ 3560 
 
RV:EAE:dmh 

Unit Type Set Aside  Max Net Rent Est. Net Rent Difference

1/1 40% AMI $295 $295 $0
1/1 60% AMI $516 $516 $0
2/2 40% AMI $353 $353 $0
2/2 60% AMI $618 $618 $0
3/2 40% AMI $405 $405 $0
3/2 60% AMI $712 $712 $0
Total/Avg. $592 $592 $0

Max vs. Achievable Restricted Rent
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CERTIFICATION  

 
As the undersigned consultants, we hereby certify that to the best of our knowledge and belief: 
 
 the statements of fact contained in this report (upon which the analyses, opinion and conclusions expressed 

herein are based) are true and correct. 
 
 the analysis, opinions and conclusion in the report are limited only by the assumptions and limiting 

conditions and special assumptions, if any, set forth and are the personal, unbiased professional analyses, 
opinions and conclusions of the consultant. 

 
 we have no present or prospective interest in the subject property and have no personal bias with respect to 

the parties involved. 
 
 our engagement in this assignment was not contingent upon developing or reporting predetermined results. 
 
 our compensation is not contingent upon the development or the reporting of a predetermined conclusion 

or conclusions that favor the cause of the client, the attainment of a stipulated result or the occurrence of a 
subsequent event directly related to the intended use of this report. 

 
 our analyses and opinions were developed and this report has been prepared in conformity with (and the 

use of this report is subject to) all regulations issued by the appropriate regulatory entities regarding the 
enactment of Title XI of the Financial Institution Reform, Recovery and Enforcement Act of 1989 
(FIRREA) and any subsequent updates, the Uniform Standards of Professional Appraisal Practice, as 
promulgated by the Appraisal Standards Board of the Appraisal Foundation, and the requirements of the 
Code of Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute. 

 
 we have personally inspected the subject property and every comparable project included within this report. 
 
 no one, other than the undersigned, prepared the personal unbiased professional analyses, conclusions and 

opinions concerning real estate that are set forth in this report unless and except as acknowledged in this 
report. 

 
 we have performed within the context of the competency provision of the Uniform Standards of 

Professional Appraisal Practice. 
 
 Robert Von, President and Erica A. Ernst, Associate Appraiser, verify that they have not performed any 

real estate related services involving the subject property of this report within the three-year period 
immediately preceding the acceptance of this assignment. 

 
Property Location 
The subject property is located on the west side of South Main Street, north of the intersection of Cortez 
Boulevard (State Road 50) and South Main Street in Brooksville, Florida. 
 
Date of Report 
May 5, 2015 



Certification (Cont’d) 
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Certified by 
Meridian Appraisal Group, Inc. 

 
Robert Von, President 
State-Certified General Real Estate Appraiser RZ 1604 

 
Erica A. Ernst, Associate Appraiser 
State-Certified General Real Estate Appraiser RZ 3560 
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EXECUTIVE SUMMARY 

 
Location 
The subject property is located on the west side of South Main Street, north of the intersection of Cortez 
Boulevard (State Road 50) and South Main Street in Brooksville, Florida. 
 
Site Description 
The subject site is irregular in shape and contains 6.90 acres; however, an additional three to five acres is planned 
to be carved out of the west adjacent parcel to hold all of the subject amenities and to offer access off of Cortez 
Boulevard.  The subject site has about 300' of frontage along the west side of South Main Street.  The subject 
property is planned to have two access points on the west side of South Main Street with an additional access 
point planned on Cortez Boulevard.  We observed no apparent drainage problems when we inspected the 
subject, which appears to be mostly located within Zone “X” with a portion in Zone “AE”.  Zone “X” is an 
area outside the 100 year flood plain but Zone “AE” is an area within the 100 year flood plain where mandatory 
flood insurance purchase requirements do appear to apply. It is zoned R-3, by the city of Brooksville. The future 
land use designation is Multi-Family Residential.  Based on these investigations, we are of the opinion that the 
subject site is suitable for multi-family development. 
 
Qualified Census Tract (QCT): No (404) 
 
Difficult to Develop Area (DDA): Yes (Tampa-St. Petersburg-Clearwater MSA) 
 
Improvement Analysis 
The subject will consist of 95 apartment units within two, four-story apartment buildings. 
 
The subject property will set aside 90% of its units at or below 60% of the Area Median Income (AMI) and 10% 
at or below 40% of the AMI.   The subject will be restricted by the Housing Credit program.  The following is 
the subject’s proposed unit mix. 
 

 
 

The total area within the units is 86,980 square feet, resulting in an average unit size of 916  square feet.  The 
indicated density is 13.77 units per acre. 
 
Unit amenities will include a refrigerator, oven/range, dishwasher, microwave, garbage disposal, blinds, ceiling 
fans and washer/dryer connections.  The subject property will have a mix of tile and simulated wood 
throughout the units with carpet in the bedrooms.   The countertops will be laminate. Common amenities will 
include a clubhouse, swimming pool, playground, fitness center, sand volleyball court and one elevator in each 
building.   
 
Apartment Market Overview 
The apartment market within Hernando County consists of a wide variety of unit types ranging from older 
subsidized housing, older market rate projects to newer affordable projects, and upscale market rate projects.  
Occupancy rates in Hernando County and in the 10 and three-mile rings from the subject are at higher levels 
than the average of the past five years. The studio units have the same asking rate at the county, 10-mile and 
three-mile level.  The one-bedroom units have the highest asking rental rate at the county level.  The two and 
three-bedroom asking rents are highest on the 10-mile level.   

Unit Type Set Aside # Of Units Unit Size (S.F.) Total S.F.

1/1 40% AMI 1 620 620
1/1 60% AMI 7 620 4,340
2/2 40% AMI 8 920 7,360
2/2 60% AMI 68 920 62,560
3/2 40% AMI 1 1,100 1,100
3/2 60% AMI 10 1,100 11,000
Total/Avg. 95 916 86,980



Executive Summary (Cont’d) 
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Market and Restricted Rents 
Our conclusions of attainable restricted rents are summarized in the following chart. 

 

 
 
Our conclusions of attainable market rents are summarized in the following chart. 

 

 
 

The subject benefits from a good spread between market and restricted rents at all set asides, as shown on the 
following chart.   

 

 
 

According to FHFC requirements, the average market rent must be 10% greater than the average restricted rent; 
in our analysis, the estimated overall weighted average market rent is 48% greater than estimated average 
restricted rent. 

 
The following chart compares the subject’s maximum allowable restricted rents to the achievable rents. 

 

 
 

Unit Type Set Aside No. Units $/Month Total Annual Rent

1/1 40% AMI 1 $295 $3,540
1/1 60% AMI 7 $516 $43,344
2/2 40% AMI 8 $353 $33,888
2/2 60% AMI 68 $618 $504,288
3/2 40% AMI 1 $405 $4,860
3/2 60% AMI 10 $712 $85,440

Total/Avg. 95 $592 $675,360

Potential Base Rental Income-Restricted

Unit Type No. Units Unit Size $/Month Total Annual Rent

1/1 8 620 $740 $71,040
2/2 76 920 $870 $793,440
3/2 11 1,100 $1,020 $134,640
Total/Avg. 95 916 $876 $999,120

Potential Base Rental Income-Market

Unit Type Set Aside No. of Units Net Rent Market Rent $ Difference % Difference

1/1 40% AMI 1 $295 $740 $445 151%
1/1 60% AMI 7 $516 $740 $224 43%
2/2 40% AMI 8 $353 $870 $517 146%
2/2 60% AMI 68 $618 $870 $252 41%
3/2 40% AMI 1 $405 $1,020 $615 152%
3/2 60% AMI 10 $712 $1,020 $308 43%
Total/Avg. 95 $592 $876 $284 48%

Restricted Rent vs. Market Rent Comparison

Unit Type Set Aside  Max Net Rent Est. Net Rent Difference

1/1 40% AMI $295 $295 $0
1/1 60% AMI $516 $516 $0
2/2 40% AMI $353 $353 $0
2/2 60% AMI $618 $618 $0
3/2 40% AMI $405 $405 $0
3/2 60% AMI $712 $712 $0
Total/Avg. $592 $592 $0

Max vs. Achievable Restricted Rent



Executive Summary (Cont’d) 
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Conclusion and Recommendations Regarding Amenities, Unit Features, Unit Sizes and Unit Mix 
The subject’s proposed unit mix of one, two and three-bedroom units is typical of other restricted properties 
designated for families (general population).   However, it lacks the optimal breakdown of one, two and three-
bedroom units for the area.   The subject's unit mix should have an increased number of one-bedroom units 
given that 41% of the affordable households in Hernando County are one-person households.  The subject’s 
unit sizes are within the range but are on the smaller side of the comparable projects for their one, two-bedroom 
and three-bedroom units.  The subject offers similar project amenities relative to the comparables including a 
swimming pool, volley ball court, fitness center and community center/clubhouse. The subject is similar to the 
comparables in terms of unit features. The four-story design is atypical for the market. 
 
Absorption Rate 
Based on the absorption history within other affordable projects we have estimated an average absorption rate 
for the subject property of 13 units per month. 
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 

 
This appraisal report has been made with the following general assumptions: 
 
1. The legal description used in this report is assumed to be correct. 
 
2. The appraisers have made no survey of the property and no responsibility is assumed in connection with 

such matters. Sketches in this report are included only to assist the reader in visualizing the property. 
 
3. No responsibility is assumed for matters of legal nature affecting title to the property nor is an opinion of 

title rendered. The title is assumed to be good and merchantable. 
 
4. Information and data furnished by others is usually assumed to be true, correct and reliable. When such 

information and data appears to be dubious and when it is critical to the appraisal, a reasonable effort has 
been made to verify all such information; however, the appraiser assumes no responsibility for its accuracy. 

 
5. All mortgages, liens, encumbrances, leases and servitude have been disregarded unless so specified within 

the report. The property is appraised as though under responsible ownership and competent management. 
 
6. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures 

rendering it more or less valuable. No responsibility is assumed for such conditions or for engineering that 
may be required to discover them. 

 
7. It is assumed that there is full compliance with all applicable federal, state and local environmental 

regulations and laws unless noncompliance is stated, defined and considered in the appraisal report. 
 
8. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, 

unless nonconformity has been stated, defined and considered in the appraisal report. 
 
9. It is assumed that all required licenses, consents or other legislative or administrative authority from any 

local, state or national governmental or private entity or organization have been or can be obtained or 
renewed for any use on which the value estimate contained in this report is based.  

 
10. It is assumed that the utilization of the land and improvements will be within the boundaries or property 

lines or the property described and that there will be no encroachments or trespass unless noted within the 
report. 

 
11. The dates of value to which the opinions in this report apply are reported herein. The appraiser assumes 

no responsibility for economic or physical factors occurring at some later dates that may affect the opinions 
stated herein. 

 
12. Unless otherwise stated in the report, the existence of hazardous material, which may or may not be present 

on the property, was not observed by the appraisers.  The appraisers have no knowledge of the existence 
of such materials on or in the property. The appraisers, however, are not qualified to detect such 
substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation, or potentially 
hazardous materials may affect the value of the property. The value estimate is predicated on the 
assumption that there is no such material on or in the property that would cause a loss in value. No 
responsibility is assumed for any such conditions, of for any expertise or engineering knowledge required 
to discover them. The reader is urged to retain an expert in this field, if desired. 

 
This appraisal report has been made with the following general limiting conditions: 
 
1. The appraisers will not be required to give testimony or appear in court because of having made this 

appraisal, with reference to the property in question, unless arrangements have been previously made 
thereof. 



General Assumptions and Limiting Conditions (Cont’d) 
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2. Possession of the report, or copy thereof, does not carry with it the right of publication. It may not be used 

for any purposes by any person other than the party to whom it is addressed without written consent of the 
appraiser, and in any event only with proper written qualification and only in its entirety. 

 
3. The distribution of the total valuation in this report between land and improvements applies only under the 

reported highest and best use of the property. The allocations of value for the land and improvements must 
not be used in conjunction with any other appraisal and are invalid if so used. 

 
4. No environmental impact studies were requested or made in conjunction with this appraisal, and the 

appraiser hereby reserves the right to alter, amend, revise, or rescind any of the value opinions based upon 
any subsequent environmental impact studies, research or investigation. 

 
5. Neither all nor any part of the contents of this report, or copy thereof, shall be conveyed to the public 

through advertising, public relations, news, sales or any other media without written consent and approval 
of the appraisers. Nor shall the appraiser, firm or professional organization of which the appraiser is a 
member be identified without written consent of the appraisers. 

 
6. Acceptance of and/or use of this appraisal report constitutes acceptance of the foregoing General 

Assumptions and General Limiting Conditions. 
 
This report has been made with the following Extraordinary Assumptions and Limiting Conditions: 
 
1. We have relied upon verbal representations provided by leasing agents and property managers regarding 

rental and occupancy rates and project-specific information for the comparable properties.  
 

2. We have assumed and our conclusions are based upon the assumption that the improvements will be 
constructed as presented in this report.  
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DEFINITION OF IMPORTANT TERMS 

 
Highest and Best Use1 
The reasonably probable and legal use of vacant land or an improved property, which is physically possible, 
appropriately supported, financially feasible, and that results in the highest value.  The four criteria the highest 
and best use must meet are legal permissibility, physical possibility, financial feasibility, and maximum 
profitability. 
 
Fee Simple Estate2 
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed by 
the governmental powers of taxation, eminent domain, police power, and escheat. 
 
Leased Fee Estate3 
An ownership interest held by a landlord with the rights of use and occupancy conveyed by lease to others.  The 
rights of the lessor (the leased fee owner) and the leased fee are specified by contract terms contained within the 
lease. 
 
Leasehold Estate4 
The interest held by the lessee (the tenant or renter) through a lease conveying the rights of use and occupancy 
for a stated term under certain conditions. 
 
Cost-Burden (CB) is the percent of income spent on housing which includes rent plus utilities.  A common CB 
target for affordable housing is 30%. 
 
Level of Effort (LOE) is Supply divided by Demand.  If the supply of affordable housing within a defined 
geographic area is equal to 500 and the potential demand within that same defined geographic area equals 
2,000, then the Level of Effort is 500/2,000 or 25%.  Level of Effort defines how much of the potential demand 
has already been satisfied. 
 
Capture Rate (CR) is just the individual subject units divided by Demand.  If the subject contains 100 units 
and the potential demand is 2,000 then the Capture Rate is 100/2,000 or 5%.  Capture Rate helps to define the 
size of the subject relative to the size of the market. 
 
Remaining Potential Demand (RPD) is equal to Demand minus Supply.  If the potential demand is 2,000 and 
the supply is 500 then the RPD is 2,000 minus 500 or 1,500.  RPD helps to define how deep the remaining 
market is. 
 
Growth of Income-Qualified Renter Households ( IQRH).  Potential demand currently is 2,000; however, 
five years from now the potential demand will grow to 2,500, indicating growth of 500 over the five-year period 
or an annual growth of potential demand of 100. 
 
Definition Sources 
1 The Appraisal of Real Estate, Appraisal Institute, 14th Edition, 2013, Pages 333 
2 The Dictionary of Real Estate Appraisal, Appraisal Institute, 5th Edition, 2010, Page 78 
3 The Dictionary of Real Estate Appraisal, Appraisal Institute, 4th Edition, 2002, Page 161.  The Dictionary’s 5th Edition definition of leased fee 

interest (Page 111) is “A freehold (ownership interest) where the possessory interest has been granted to another party by creation of a landlord-tenant relationship 
(i.e. a lease).”  While both are accurate, we consider the Dictionary’s 4th Edition definition to be more descriptive and easily understood. 
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STATE LOCATION MAP 
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LOCATION MAP 
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AERIAL MAP  

 

 



SUBJECT PHOTOGRAPHS 
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STREET SCENE OF SOUTH MAIN STREET FACING 

SOUTH, SUBJECT PROPERTY TO THE RIGHT 
 

 
VIEW OF SUBJECT FACING WEST FROM SOUTH 

MAIN STREET 
 

 
VIEW OF SUBJECT FACING WEST FROM SOUTH 

MAIN STREET 
 
 

 
STREET SCENE OF SOUTH MAIN STREET FACING 

NORTH, SUBJECT PROPERTY TO THE LEFT 
 

 
VIEW OF SUBJECT FACING WEST FROM SOUTH 

MAIN STREET 
 

 
VIEW OF SUBJECT FACING WEST FROM SOUTH 

MAIN STREET 
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VIEW OF SUBJECT PROPERTY’S FRONTAGE  

ALONG SOUTH MAIN STREET 
 

 
ALTERNATE VIEW OF SUBJECT PROPERTY  

FROM SOUTH MAIN STREET FACING SOUTHWEST 
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FLOOD MAP  
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SUBJECT PROPERTY DATA 

 
Type  
The Freedom Gardens apartment will consist of 95 rental unit.  The subject property will set aside 90% of its 
units at or below 60% of the Area Median Income (AMI) and 10% at or below 40% of the AMI.  The subject 
will be restricted by the Housing Credit program. 
 
Location 
The subject property is located on the west side of South Main Street, north of the intersection of Cortez 
Boulevard (State Road 50) and South Main Street in Brooksville, Florida. 
 
Legal Description 
The legal description is as follows:   
 

 
 
Ownership and Three-Year History of Subject 
According to the Hernando County Tax Rolls, the subject property is currently owned by Freedom Bank of 
America.   There have been no other transfers of the property within the last three years.  The parent tract (total 
22.61 acres) is under contract for $925,000 from Freedom Bank of America to Housing Trust Group, LLC with 
closing set for February 26, 2016.   The subject’s 6.9 acre site is also under a subsequent contract for $925,000 
from Housing Trust Group, LLC to HTG Freedom, LLC. 
 
Flood Zone 
According to the Department of Housing and Urban Development, Flood Hazard Boundary Map, Community 
Panel 12053C0192D dated February 2, 2012, the subject property appears to be mostly located within Zone 
“X” with a portion in Zone “AE”.  Zone “X” is an area outside the 100 year flood plain but Zone “AE” is 
an area within the 100 year flood plain where mandatory flood insurance purchase requirements do appear to 
apply.   
 
Zoning 
The subject property is zoned R-3, by the City of Brooksville.  The future land use designation is Multi-Family 
Residential.  The subject’s future land use allows for up to 18 dwelling units per acre.  The subject’s proposed 
improvements appear to conform to the zoning requirements. 
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Assessment and Taxes 
Current Taxes 
The subject’s 2014 taxes are calculated as follows for the 6.9 acre site.       
 

 
Up to a 4% discount is available if taxes are paid in November, decreasing 1% per month.  The 2013 taxes are 
paid; there are no delinquent taxes. 
 
 
 
 

Parcel # R27 422 19 0000 0410 0010
Total Assessment $48,300
Exemption $0
Taxable Assessed Value $48,300
Current_Year Millage Rate 0.022707
Current_Year Gross Ad Valorem Taxes $1,097
Non Ad Valorem Taxes $80
Total Gross Taxes $1,177
Net Taxes w/4% Discount for payment in November $1,130
Net Taxes Per Unit $12

Subject Property Real Estate Taxes
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APARTMENT MARKET OVERVIEW MAP WITH THREE AND 10-MILE RINGS 
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APARTMENT MARKET OVERVIEW  

 
The subject lies in Hernando County. We have provided performance summaries of the apartment market on 
a county level and for 10-mile and three-mile rings centered on the subject property using current CoStar data. 
This analysis includes both market and affordable properties. 
 
County Level 
The current vacancy rate of 2.1 % is lower than the five year average of 5.1%. The current asking rental rates 
are higher for all unit types as compared to the five year averages and concessions are lower.  
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Vacancy rates by unity type are summarized below. Vacancy rates have historically been lowest for three-
bedroom units.  Vacancy rates for all unit types have fallen over the past five years.  Studio units vacancy rates 
have been the most volatile.  
 

 
 
Effective rents (asking rents net of concessions) have increased for all unit types over the past five years on the 
county-level.  

 

 
 

In general, occupancy rates have decreased when rents have increased sharply.  
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There were no deliveries of units in 2010, 2013, 2014 and thus far in 2015.  Absorption was less than deliveries 
in 2011 and absorption outpaced deliveries in 2012.     
 

 
 

We have also provided performance summaries of the apartment market using CoStar data for the area 
contained within a 10-mile ring and three-mile ring centered on the subject property. These analyses include 
both market and affordable properties. 
 
10-Mile Ring 
The current vacancy rate of 2.1% is lower than the five year average of 4.5%. The current asking rental rates are 
higher for all unit types as compared to the five year averages; however, concessions are higher. 
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Vacancy rates by unit type are summarized on the following page. Vacancy rates have historically been lowest 
for two and three-bedroom units.  Studio units vacancy rates have been the most volatile.  
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Effective rents (asking rents net of concessions) have increased for all unit types over the past five years.  
 

 
 
In general, rents have increased over the last five years.  
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Deliveries of new units were higher than absorption in 2012, the only year there has been deliveries in the past 
five years.  There were no deliveries in 2010, 2011, 2013, 2014 and thus far in 2015.  
 

 

 
Three-Mile Ring 
The current vacancy rate of 1.5% is lower than the five-year average of 4.3%. The current asking rental rates 
are higher for all unit types as compared to the five-year averages and concessions are lower. There have been 
no new units added in the past year within the three-mile ring.  
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Vacancy rates by unit type are summarized on the following page. Vacancy rates have historically been lowest 
for three-bedroom units in the three-mile ring. Studio units have been the most volatile. 
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Effective rents (asking rents net of concessions) have increased for all unit types except three-bedroom units 
over the past five years.  
 

 
 
In general, rents have increased over the last five years.  
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There have been no deliveries of new units since 2012 within the three-mile ring. Negative absorption occurred 
in 2011 but have been positive every other year and thus far in 2015. 
 

 

 
Comparison of the County, 10-Mile and Three-Mile Rings 
The 10-mile ring contains 52.3% of the county’s inventory and the three-mile ring contains 33.8%. The 10-mile 
ring and the three-mile ring do not have any units under construction.  The County, 10-mile ring and the three-
mile ring have had no deliveries over the past 12 months.  The vacancy rate is lowest at the three-mile level and 
the highest at the county/10-mile level. The absorption on the county level is the highest but is positive at all 
levels with the lowest in the 10-mile level.  The studio units have the same asking rate at the county, 10-mile 
and three-mile level.  The one-bedroom units have the highest asking rental rate at the county level.  The two 
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and three-bedroom asking rents are highest on the 10-mile level.  We reviewed the list of all properties in the 
three-mile ring and most were built in the 1980’s. The concessions rate is lowest in the three-mile ring and 
highest at the county level.  
 

 
 
Planned and New Apartment Development  
The following summarizes affordable properties that have applied for funding in the 2014 cycle in Hernando 
County.   
 
Cypress View, Spring Hill, 92 elderly units, new construction 
Village Point, Unincorporated Hernando County, 106 family units, new construction 
Vista Park, Unincorporated Hernando County, 100 family units, new construction 
 
Only Vista Park was funded.  
 
Current Occupancy, Household Distribution and Cost-Burden Data by Unit Type 
We have provided more in-depth information on a sampling of affordable projects operating under FHFC 
and/or other affordable housing programs (including properties with rent-assisted units) regarding occupancy 
by unit type, distribution of households by unit type, and cost burden by household size and unit type.  This 
data was compiled by Meridian Appraisal Group, Inc. in 2014; it is based on 1,257 units within Hernando 
County:  
 

AREA COUNTY 10-MILE RING 3-MILE RING

Existing Units 2,670 1,396 902

Under Construction 103 0 0

12 Mo. Deliveries 0 0 0

Vacancy Rate 2.1% 2.1% 1.5%

12 Mo. Absorption 60 33 34

Studio Asking Rents $513 $513 $513

1 BR Asking Rent $615 $588 $582

2 BR Asking Rent $764 $817 $680

3+ BR Asking Rent $836 $914 $810

Concessions 2.00% 3.40% 0.40%

Source: CoStar

Comparison
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The following discussions and graphics are specific to these projects.  
 
Occupancy by Unit Type 
The overall occupancy for the above-cited sampling of projects was 97.6%.  Occupancies by unit type range 
from 93.8% (four-bedroom units) to 99.6% (three-bedroom units).  Two-bedroom units have the largest 
proportion of units (58.1%).   
 

 
 
Distribution of Households by Unit Type 
Although two-bedroom units are the most common unit type, most households have one (41%) or two (25%) 
occupants.  Only 6% of the households have five or more occupants.  Notably, a significant number of smaller 
households rent larger units. For example, one would expect two-bedroom units to be occupied primarily by 
households with two or more people; however, the data indicates that about 39% of these occupied units are 
occupied by one-person households.   
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Cost Burden by Household Size and Unit Type 
As a result of the smaller households renting larger units noted above, the cost-burden is generally highest for 
smaller households renting larger units.  The overall cost-burden ratio for all of the projects is 40%, indicating 
that, on average, 40% of the household income is spent on housing expenses (rent plus utilities).  In general, the 
cost-burden decreases as the size of the household increases, with the highest cost-burden found in one-person 
households and the lowest in large households.  In the subject county, there is a fairly wide range of cost-
burdens, from 35% to 44%.   
 

 
 
Rent Analyses 
The average actual gross rent for all unit types is $746, or $38 lower than the maximum gross rent; the actual 
rents are lower than the maximum rents for all unit types.  
 

 
 
The data indicates that, on average, tenants paid $39 more for rent after to moving into affordable housing, 
presumably with newer, better quality improvements and amenities.   
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Approximately 52% of units had rent increases, while 48% experienced a decrease.  
 

 
 
Approximately 92% of tenants are under the maximum income limits for all unit types. 

 

 

Conclusion 
The apartment market within Hernando County consists of a wide variety of unit types ranging from older 
subsidized housing, older market rate projects to newer affordable projects, and upscale market rate projects.  
Occupancy rates in Hernando County and in the 10 and three-mile rings from the subject are at higher levels 
than the average of the past five years. The studio units have the same asking rate at the county, 10-mile and 
three-mile level.  The one-bedroom units have the highest asking rental rate at the county level.  The two and 
three-bedroom asking rents are highest on the 10-mile level.   
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DEMOGRAPHIC INFORMATION 

 
Below is a summary of the subject’s demographics from Costar in the one-mile, three-mile and five-mile radius.   

 

 
 
Below is more detailed information for the subject’s demographics from Costar in the one-mile, three-mile and 
five-mile radius.  The population is expected to grow moderately from 2014 to 2019 on all levels.  The 
information below indicates that 44% of households in the one-mile ring, 34% of households in the three-mile 
ring and 27% of households in the five-mile ring are renter occupied.   
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SITE PLAN 

 

  



 

15-SIE                                                                                     MERIDIAN APPRAISAL GROUP, INC.                             33 

AERIAL 

 

the subject site is the orange highlighted site and the red outlined area 

includes the subject site and the three to five additional acres that will be 

carved out of the adjacent tract for access and amenities  

 



 

15-SIE                                           MERIDIAN APPRAISAL GROUP, INC.        34 

SITE ANALYSIS 

 
Location 
The subject property is located on the west side of South Main Street, north of the intersection of Cortez 
Boulevard (State Road 50) and South Main Street in Brooksville, Florida. 
 
Access/Exposure 
The subject’s site plan indicates that the site is bisected by a seasonal creek and there will only be pedestrian 
access planned over it.  The subject property is planned to have two access points on the west side of South 
Main Street and one from Cortez Boulevard.  The tenant access to the amenities is not ideal and dry creek with 
pedestrian access only creates logistical issues.  It appears no other access is available based on the current site 
plan; therefore, we have concluded that the subject property has poor access.  The subject has average exposure.   
 
Area and Dimensions 
According to the survey provided, the subject site contains about 300,564 square feet, or 6.90 acres; however, a 
representative of the subject developer has indicated that three to five acres of the west adjacent tract will be 
carved out to hold the subject’s amenities including the clubhouse and pool.  The three to five acres will also 
add access from Cortez Boulevard.  The site is irregular in shape.  The subject site has about 300' of frontage 
along the west side of South Main Street.   
 
Topography and Drainage 
The subject’s topography appears to be below road grade of South Main Street. Drainage appears to be 
adequate.  We observed no apparent drainage problems when we inspected the subject site.  According to the 
site plan there is a seasonal creek which bisects the subject site.  However, we assume no responsibility for 
hidden or unapparent conditions beyond our expertise as appraisers. 
 
Soil Conditions/Types 
A visual inspection by the appraisers of the soil revealed no apparent adverse conditions.  We assume no 
responsibility for hidden or unapparent conditions beyond our expertise as appraisers. 
 
Utilities and Services 
The following utilities providers serve the subject site.  Water and sewer are available to the area.   
 

Water City of Brooksville 
Sewer City of Brooksville 
Electricity Duke Energy 
Police City of Brooksville 
Fire/Rescue City of Brooksville 

 
Easements and Encroachments 
We are not aware of any atypical easements or encroachments encumbering the subject that would impede 
development.  We reserve the right to revise our report accordingly should it be found that any atypical 
easements or encroachments exist on the subject site. 
 
Hazardous or Toxic Materials 
No hazardous or toxic materials were observed and none came to our attention during our physical property 
inspection.  Please refer to Item 12 of the "General Assumptions" of this report for a full disclaimer. We were not 
provided with a Phase I Environmental Site Assessment for the subject site. 
 
Surrounding Land Uses 
To the north is multi-family development, the south is vacant land, to the east is industrial development and 
vacant land and to the west is vacant land and single family residential. 
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Conclusion 
The subject site is of a size and configuration that appears to be marginally suited for rental apartments.  Overall, 
exposure is considered to be average for multi-family purposes.  The subject site is bisected by a dry creek with 
only a pedestrian bridge planned to cross it which creates logistical issues for the tenants' access to the amenities.   
Based on the subject's site plan we have concluded that the subject property has poor access.  The location of 
the site is central to neighborhood shopping, employment and healthcare facilities.  All necessary utilities and 
services are available to the site to support the proposed development.  Based on these investigations, we are of 
the opinion that the subject site is marginally suitable for apartment development based on its current site plan.  
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IMPROVEMENT ANALYSIS 

 
The following data is based on the preceding site plan and information provided by the developer.   
 
Type and Size 
The subject will consist of 95  apartment units within two, four-story apartment buildings with surface parking. 
 
The following is the subject’s unit mix.   
 

 
 

The total rentable area within the units is 86,980 square feet, resulting in an average unit size of 916  square 
feet.  The indicated density is 13.77 units per acre. 
 
Common area amenities will include clubhouse, swimming pool, playground, fitness center, sand volleyball 
court and one elevator in each building.  The common area amenities are to be located on the three to five acre 
site to carved out of the west adjacent parcel.   
 
Unit amenities will include refrigerator, oven/range, dishwasher, microwave, garbage disposal, blinds, ceiling 
fans and washer/dryer connections.  The subject property will have a mix of tile and simulated wood 
throughout the units with carpet in the bedrooms.   The countertops will be laminate.  
 
Construction Details 
Based upon information provided by the subject developer and typical apartment projects, the subject’s 
construction details are as follows: 
 

Exterior Walls: Hardiboard Siding 
Windows: Aluminum Windows 
Roof: Hip Roof 
Partitions: Gypsum Board 
Party Wall: One-hour rated firewall between units 
Lighting: Fluorescent and Incandescent 
Heat & Air Conditioning: HVAC 
Flooring: Carpet, Tile and Vinyl Plank  
Laundry: Washer/Dryer Connections 
Other: One Elevator in Each Building 

 
General Layout and Efficiency 
The subject’s general design (four-story with elevators) is not consistent with other neighborhood properties.  
The subject’s unit mix is atypical of comparable properties due to the lack of traditional one-bedroom units, or 
three-bedroom units.   
 
Age and General Condition 
The physical condition of the improvements will be new upon completion.  The economic life of the 
improvements is estimated at 50 years.   

Unit Type Set Aside # Of Units Unit Size (S.F.) Total S.F.

1/1 40% AMI 1 620 620
1/1 60% AMI 7 620 4,340
2/2 40% AMI 8 920 7,360
2/2 60% AMI 68 920 62,560
3/2 40% AMI 1 1,100 1,100
3/2 60% AMI 10 1,100 11,000
Total/Avg. 95 916 86,980
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Construction Quality 
We estimate that the subject apartment buildings are Good quality, Class D multi-family buildings per the 
Marshall Valuation Service definition.  Interior finish is Good quality.  
 
Site Improvements 
The property will have property signage, concrete curbing, adequate lighting, and typical landscaping with 
irrigation.  All utility services are within the area and should adequately service the subject.  A total of 200 
parking spaces (about 2.11 spaces per unit) will be provided.  We have assumed that the subject’s site plan will 
be approved. 
 
Personal Property 
Personal property typically included in apartment projects consists of the appliances in each unit, mini-blinds 
and/or vertical blinds in each unit, clubhouse/common area furnishings and equipment, and other similar 
items.   
 
Conclusion 
The subject is planned to be a two building, four-story, mid-rise style apartment project with one, two and three-
bedroom units.  The subject's unit mix breakdown is not optimal for the area given due to the high percentage 
of two-bedroom units and the low percentage of one-bedroom units.  The subject project is planned to contain 
typical common amenities.  The proposed improvements of four-story buildings with elevators appear to be out 
of characteristic for the neighborhood.  A garden apartment design is much more suitable to the area.  Based 
on the apartment market in the subject area we are of the opinion that the proposed improvements are atypical 
and not optimal for their use as affordable apartments for the general population (families). 
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MARKET RENTAL RATE ANALYSIS 

 
Market Rental Rate Estimate  
The subject’s location in Brooksville which has an amble supply of market rate apartments.  We included six 
properties that are in the competitive market area.   
 

 
 

All of comparables are operating at stabilized occupancy ranging from 92% to 100%, with a weighted average 
of 96%.  The comparables listed above are analyzed in the following estimation of the subject’s market rents. 

City Apartment Project Type # Units Year Built Occupancy # Occupied

Brooksville Candlelight Market 111 1982 92% 102

Brooksville Candleglow Apartments Market 152 1987 97% 148

Brooksville Diamond Creek Market 34 1984 100% 34

Spring Hill Villas at Spring Hill Market 140 2008 98% 137

Zephyrhills Providence at Zephyr Ridge Market 208 2010 99% 205

Wesley Chapel Columns at Cypress Point Market 294 2008 95% 279

N/A

939 905

0 0

939 905

939 96% 905

Average Project Size 157

Average Age 1997

Source: Meridian Appraisal Group, Inc. field survey  Apr-15

Occupancy - Market Comps

Stabilized Projects

Note: The year built for projects with multiple phases is the date of the first phase. The date of rehabilitated projects is 
the original year built.

Projects in Lease-up, Under Construction, Confidential, or Unwilling to Participate in Survey

Total Units 

Less: Confidential Occupancy or Unstabilized Occupancies

Total Stabilized Units Responding to Survey

Overall Occupancy Rate (Stabilized Projects)
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MARKET RENT COMPARABLES MAP 
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SUBJECT AT MARKET RENTAL RATES 

 
LOCATION DATA 

 

Record Number: N/A 
Market Type: Affordable 
Property Name: Freedom Gardens 
Address: South Main Street 
 Brooksville, Hernando County 
 FL  34601 
Long/Lat: W 82.38856/N 28.541845 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R27 422 19 0000 0410 0010 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Wood Frame 
Year Built: 2016 
Number of Units:  95 
Condition: Good 
Date Surveyed: May 1, 2015  
Surveyed by: Erica Ernst 
Number of Stories: 4 
Number of Buildings: 2 
Parking: N/A 
Garages: None   
Occupancy 95%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Trash, Pest 
Project Amenities: Outdoor Pools (1), Exercise 

Fitness, Club House, Laundry, 
Playground, Volleyball Court 

Unit Features: Ceiling Fans, Microwaves, W/D 
Hookups 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

 
Monthly Rent Per SF 

'1/1 8 620 $740 $1.19 
'2/2 76 920 $870 $0.95 
'3/2 11 1,100 $1,020 $0.93 
Averages 95 916 $876 $0.96 

 
COMMENTS  
None.  
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MARKET RENT COMPARABLE NO. 1 

 
LOCATION DATA 
Record Number: 799 
Market Type: Market 
Property Name: Candlelight  
Address: 965 Candlelight Boulevard 
 Brooksville, Hernando County 
 FL  34601 
Long/Lat: W82.405180/N28.543930 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R28 422 19 0000 0060 0100 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Modular 
Year Built: 1982 
Number of Units:  111 
Condition: Average 
Date Surveyed: April 28, 2015 (352-678-3228) 
Surveyed by: Erica Ernst 
Number of Stories: 1 
Number of Buildings: 8 
Parking: N/A 
Garages: None   
Occupancy 92%   
Concessions: N/A 
Rental Premiums: Renovated units with new appliances and cabinetry 
Utilities Included: None 
Project Amenities: Laundry Unit Features: Patios Balconies, Vaulted Ceilings, 

Ceiling Fans, W/D Hookups 
 

UNIT MIX 
 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

 
Monthly Rent Per SF 

'Studio 22 288 $594 $2.06 
'1/1 79 579 $699 $1.21 
'2/1 8 864 $729 $0.84 
'2/2 2 864 $749 $0.87 
Averages 111 547 $681 $1.24 

 
COMMENTS  
The rental rates used in this analysis is for the renovated units with new appliances, cabinetry and carpet.  
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MARKET RENT COMPARABLE NO. 2 

 
LOCATION DATA 
Record Number: 925 
Market Type: Market 
Property Name: Candleglow Apartments 
Address: 1071 Candlelight Boulevard 
 Brooksville, Hernando County 
 FL  34601 
Long/Lat: W82.407150/N28.544890 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R28 422 19 0000 0060 0230 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Masonry 
Year Built: 1987 
Number of Units:  152 
Condition: Fair 
Date Surveyed: April 28, 2015 (352-799-7958) 
Surveyed by: Erica Ernst 
Number of Stories: 2 
Number of Buildings: 10 
Parking: 250 
Garages: None   
Occupancy 97%   
Concessions: None 
Rental Premiums: Upgraded Kitchens 
Utilities Included: Pest 
Project Amenities: Outdoor Pools (1), Club House, 

Laundry, Outdoor Tennis, Sports 
Court, Nature Trail 

Unit Features: Patios Balconies, Vaulted Ceilings, 
Ceiling Fans, Microwaves, W/D 
Hookup 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

 
Monthly Rent Per SF 

'1/1 44 552 $580 $1.05 
'1/1 44 680 $680 $1.00 
'2/2 64 860 $770 $0.90 
Averages 152 719 $689 $0.96 

 
COMMENTS  
The rental rates used included upgraded kitchens with new appliances and cabinetry.   
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MARKET RENT COMPARABLE NO. 3 

 
LOCATION DATA 
Record Number: 926 
Market Type: Market 
Property Name: Diamond Creek 
Address: 1200 W Jefferson St 
 Brooksville, Hernando County 
 FL  34601 
Long/Lat: W82.410960/N28.553750 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R21 222 19 1670 0010 0010 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Wood Frame 
Year Built: 1984 
Number of Units:  34 
Condition: Fair 
Date Surveyed: April 28, 2015 (352-796-8209) 
Surveyed by: Erica Ernst 
Number of Stories: 1-2 
Number of Buildings: 5 
Parking: 75 
Garages: None   
Occupancy 100%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Pest 
Project Amenities: Outdoor Pools (1), Club House, 

Laundry 
Unit Features: Patios Balconies, Ceiling Fans, 

Clubhouse  
 

UNIT MIX 
 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

 
Monthly Rent Per SF 

'2/2 34 1,000 $675 $0.68 
Averages 34 1,000 $675 $0.68 

 
COMMENTS  
None 
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MARKET RENT COMPARABLE NO. 4 

 
LOCATION DATA 
Record Number: 508 
Market Type: Market 
Property Name: Villas at Spring Hill 
Address: 15352 Pablo Boulevard 
 Spring Hill, Hernando County 
 FL  34609 
Long/Lat: W82.488330/N28.464240 
MSA: Citrus-Hernando-Pasco 
Tax Parcel No.: R22-423-18-0000-0010-0020 
  
PROPERTY DATA  
Apartment Type: Garden, Villa 
Construction Type: Wood Frame 
Year Built: 2008 
Number of Units:  140 
Condition: Good 
Date Surveyed: April 28, 2015 (352.397.4890) 
Surveyed by: Erica Ernst 
Number of Stories: 2 
Number of Buildings: 36 
Parking: 240 
Garages: None   
Occupancy 98%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Water, Trash Collection, Sewer, Pest 
Project Amenities: Outdoor Pools (1), Exercise 

Fitness, Club House, Laundry, 
Sauna, Spa, Car Wash, Business 
Center 

Unit Features: Screen Porches, Security System,  
Ceiling Fans, Washer Dryers, 
Microwaves, Disposal, 
Dishwasher, Refrigerator 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

 
Monthly Rent Per SF 

'1/1 8 932 $915 $0.98 
'2/2 24 1,091 $950 $0.87 
'2/2.5 52 1,281 $1,050 $0.82 
'3/2 56 1,257 $1,095 $0.87 
Averages 140 1,219 $1,043 $0.86 

 
COMMENTS  
Project was completed in May 2008 and reached stabilized occupancy in July 2009 indicating an absorption rate of 10 
units per month. The site was owned by Creative Choice Homes and this developer was awarded housing credits in the 
2005 cycle as a project called Anderson Terrance. They ultimately decided to develop the project as a condominium 
project. However, due to changing market conditions, the project was converted to for rent apartment project and is 
being leased as such.   
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MARKET RENT COMPARABLE NO. 5 

 
LOCATION DATA 
Record Number: 213 
Market Type: Market 
Property Name: Providence at Zephyr Ridge 
Address: 35940 Inspiration Drive 
 Zephyrhills, Pasco County 
 FL  34654 
Long/Lat: W82.222280/N28.232850 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: 08-26-21-0000-00100-0011 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Wood Frame 
Year Built: 2010 
Number of Units:  208 
Condition: Good 
Date Surveyed: April 28, 2015 (813 788-7700) 
Surveyed by: Erica Ernst 
Number of Stories: 2-3 
Number of Buildings: 13 
Parking: 300 open spaces 
Garages: None   
Occupancy 99%   
Concessions: One month off a 13 month lease in 3/2 only. 
Rental Premiums: Garage $90-$150, Storage $15-$30 
Utilities Included: Pest Control 
Project Amenities: Outdoor Pools (1), Exercise 

Fitness, Club House, Laundry, 
picnic area, playground, WiFi 

Unit Features: Patios Balconies, Vaulted Ceilings, 
Icemakers, Ceiling Fans, Washer 
Dryers, Microwaves 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

 
Monthly Rent Per SF 

'1/1 36 755 $839 $1.11 
'1/1 36 807 $819 $1.01 
'2/2 30 1,109 $964 $0.87 
'2/2 60 1,125 $984 $0.87 
'2/2/garage 16 1,125 $1,249 $1.11 
'2/2/garage 10 1,155 $1,229 $1.06 
'3/2 20 1,314 $1,175 $0.89 
Averages 208 1,023 $978 $0.96 

 
COMMENTS  
100 free covered spaces are available. 
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MARKET RENT COMPARABLE NO. 6 

 
LOCATION DATA 

 

Record Number: 212 
Market Type: Market 
Property Name: Columns at Cypress Point 
Address: 4330 Point Cypress Blvd. 
 Wesley Chapel, Pasco County 
 FL  33545 
Long/Lat: W82.253130/N28.220660 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: 18-26-21-0000-01600-0000 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Masonry 
Year Built: 2008 
Number of Units:  294 
Condition: Good 
Date Surveyed: April 30, 2015 (813 779-7368) 
Surveyed by: Erica Ernst 
Number of Stories: 3 
Number of Buildings: 14 
Parking: 500 open spaces 
Garages: None   
Occupancy 95%   
Concessions: If you look and lease the same day, $150 admin fee is waived 
Rental Premiums: None 
Utilities Included: None  
Project Amenities: Outdoor Pools (1), Exercise 

Fitness, Club House, Laundry, 
Outdoor Tennis, picnic area, 
playground, car care area 

Unit Features: Patios Balconies, Vaulted Ceilings, 
Ceiling Fans, Microwaves, W/D 
Hookups, Stainless Steel 
Appliances 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

 
Monthly Rent Per SF 

'1/1 24 803 $750 $0.93 
'1/1 78 892 $785 $0.88 
'2/1 24 1,134 $1,000 $0.88 
'2/2 60 1,180 $980 $0.83 
'2/2 60 1,227 $1,015 $0.83 
'3/2 48 1,409 $1,100 $0.78 
Averages 294 1,116 $938 $0.84 

 
COMMENTS  
No rental premiums, rents change daily. 
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Rental Rate Analysis 
The following market rate analysis assumes that all of the units in the complex are leased at market rates without 
maximum income restrictions (exclusively market rate project).  The comparables were adjusted for the utilities 
and services provided in the rental rates and we have also considered adjustments for 
location/quality/amenities in our rental rate conclusions. We have also taken into consideration the market 
trend of smaller units leasing for a higher per square foot rate than their larger counterparts.     
 
Adjustments 
We have compared each of the comparables to the subject and have made quantitative adjustments for 
utilities/services included in the rental rates, unit sizes and the number of bathrooms.  Adjustments for water, 
sewer, electric and trash expenses were obtained from the local housing authority’s utility allowance chart.  
Washer/dryer, square foot, alarm, cable and bathroom adjustments were derived from appraiser’s experience 
and judgment.  All of the Market Rent Comparables were located very proximate to the subject with similar 
locations, requiring no locations adjustments.  Market Rent Comparables No. 1, 2, 3, 4, 5 and 6 are all inferior 
in terms of age/condition as compared to the subject property, requiring upward adjustments of $50, $50, $50, 
$10, $10 and $10, respectively.   
  

 
 

Adjustments were also applied for concessions based on the actual dollar amount, if offered; they are reflected 
in the “Other” adjustment.   Qualitative adjustments for location, quality, condition and amenities were 
considered in our rental rate conclusions. These are considered quantitatively above. 
 
One-Bedroom Analysis 

 
 
The comparables indicate adjusted rents (after deducting for concessions) of $719 to $786, with an average of 
$752. The comparables range in size from 579 square feet to 932 square feet with an average unit size of 750 
square feet.  The subject’s unit size of 620 square feet is within the range but on the smaller side of the 

water  (w) 1 BR $10 washer/dryer $35
sewer  (s) 1 BR $28 square foot (sf) $0.35
water  (w) 2 BR $12 alarm (a) $20
sewer  (s) 2 BR $35 cable (basic) (c ) $60
water  (w) 3 BR $15 trash (t) $18
sewer  (s) 3 BR $47 pest(p) $5

Utilities/Services Adjustments

# Complex Name Unit Type Street Rent Util./Services Net Adj. Adj. Rent Size/SF Adj. Rent/SF St. Rent/SF

1 Candlelight '1/1 $699 none $87 $786 579 $1.36 $1.21
2 Candleglow Apartments '1/1 $680 p $47 $727 680 $1.07 $1.00

3 Diamond Creek p

4 Villas at Spring Hill '1/1 $915 w,s,t,p,w/d -$172 $743 932 $0.80 $0.98
5 Providence at Zephyr Ridge '1/1 $839 p,w/d -$54 $785 755 $1.04 $1.11
6 Columns at Cypress Point '1/1 $750 none -$31 $719 803 $0.90 $0.93

Average $777 -$25 $752 750 $1.03 $1.05

Freedom Gardens 1/1 t,p $740 620 $1.19

# Complex Name Util./Services Water Sewer Trash/Pest
W/D/Cable

/  Alarm

Location/
Quality/

Other SF Total

1 Candlelight none $0 $0 $23 $0 $50 $14 $87
2 Candleglow Apartments p $0 $0 $18 $0 $50 -$21 $47
3 Diamond Creek p $0 $0 $18 $0 $50 $217 $285
4 Villas at Spring Hill w,s,t,p,w/d -$10 -$28 $0 -$35 $10 -$109 -$172
5 Providence at Zephyr Ridge p,w/d $0 $0 $18 -$35 $10 -$47 -$54
6 Columns at Cypress Point none $0 $0 $23 $0 $10 -$64 -$31

Average --- -$2 -$5 $17 -$12 $30 -$2 $27

One-Bedroom Market Rent Comparables Summary

Adjustment Summary (1 BR)
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comparables and below the comparables average.  Primary weight was placed on Market Rent Comparables 
No. 2, 4, 5 and 6 because of their age and overall similarity.   
 
Based upon this analysis, we estimate a current market rent for the subject’s one-bedroom units as follows: 
 

 
 

Two-Bedroom Analysis 

 
 
The comparables indicate adjusted rents (after deducting for concessions) of $715 to $922, with an average of 
$841.  The comparables range in size from 860 square feet to 1,180 square feet with an average unit size of 1,017 
square feet.  The subject’s unit size of 920 square feet is within the range of the comparables but on the smaller 
side of the comparables and below the comparables average.  Primary weight was placed on Market Rent 
Comparables No. 2, 4, 5 and 6 because of their age and overall similarity.   
 
Based upon this analysis, we estimate a market rent for the subject’s two-bedroom units as follows: 
 

 
 

 
 
 
 
 
 
 
 
 
 
 

Floor Plan Unit Size Rental Rate Rental Rate/SF

1/1 620 $740 $1.19 

One-Bedroom Rent Conclusion

# Complex Name Unit Type Street Rent Util./Services Net Adj. Adj. Rent Size/SF Adj. Rent/SF St. Rent/SF

1 Candlelight '2/2 $749 none $93 $842 864 $0.97 $0.87
2 Candleglow Apartments '2/2 $770 p $89 $859 860 $1.00 $0.90
3 Diamond Creek '2/2 $675 p $40 $715 1,000 $0.72 $0.68
4 Villas at Spring Hill '2/2 $950 w,s,t,p,w/d -$132 $818 1,091 $0.75 $0.87
5 Providence at Zephyr Ridge '2/2 $964 p,w/d -$73 $891 1,109 $0.80 $0.87
6 Columns at Cypress Point 2/2 $980 none -$58 $922 1,180 $0.78 $0.83

Average $848 -$7 $841 1,017 $0.84 $0.83

Freedom Gardens 2/2 t,p $870 920 $0.95

# Complex Name Util./Services Water Sewer Trash
W/D/Cable

/  Alarm

Location/
Quality/

Other SF Total

1 Candlelight none $0 $0 $23 $0 $50 $20 $93
2 Candleglow Apartments p $0 $0 $18 $0 $50 $21 $89
3 Diamond Creek p $0 $0 $18 $0 $50 -$28 $40
4 Villas at Spring Hill w,s,t,p,w/d -$12 -$35 $0 -$35 $10 -$60 -$132
5 Providence at Zephyr Ridge p,w/d $0 $0 $18 -$35 $10 -$66 -$73
6 Columns at Cypress Point none $0 $0 $23 $0 $10 -$91 -$58

Average --- -$2 -$6 $17 -$12 $30 -$34 -$7

Two-Bedroom Market Rent Comparables Summary

Adjustment Summary (2 BR)

Floor Plan Unit Size Rental Rate Rental Rate/SF

2/2 920 $870 $0.95 

Two-Bedroom Rent Conclusion
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Three-Bedroom Analysis 

 
 
The comparables indicate adjusted rents (after deducting for concessions) of $953 to $1,093, with an average of 
$1,024.  The comparables range in size from 1,257 square feet to 1,409 square feet with an average unit size of 
1,327 square feet.  The subject’s unit size of 1,100 square feet is well below the range of the comparables.   
 
Based upon this analysis, we estimate a market rent for the subject’s three-bedroom units as follows: 
 

 
 

Market Rental Rate Conclusions 
The market rent estimates are summarized in the following table: 
 

 
 
Therefore, the subject’s potential gross income as an exclusively market rate project, excluding rent premiums, 
is estimated at $999,120. 
 

# Complex Name Unit Type Street Rent Util./Services Net Adj. Adj. Rent Size/SF Adj. Rent/SF St. Rent/SF

1 Candlelight 
2 Candleglow Apartments
3 Diamond Creek
4 Villas at Spring Hill '3/2 $1,095 w,s,t,p,w/d -$142 $953 1,257 $0.76 $0.87
5 Providence at Zephyr Ridge '3/2 $1,175 p,w/d -$82 $1,093 1,314 $0.83 $0.89
6 Columns at Cypress Point 3/2 $1,100 none -$75 $1,025 1,409 $0.73 $0.78

Average $1,123 -$100 $1,024 1,327 $0.77 $0.85

Freedom Gardens 3/2 t,p $1,020 1,100 $0.93

# Complex Name Util./Services Water Sewer Trash
W/D/Cable

/  Alarm

Location/
Quality/

Other SF Total

1 Candlelight none $0 $0 $23 $0 $50 $385 $458
2 Candleglow Apartments p $0 $0 $18 $0 $50 $385 $453
3 Diamond Creek p $0 $0 $18 $0 $50 $385 $453
4 Villas at Spring Hill w,s,t,p,w/d -$15 -$47 $0 -$35 $10 -$55 -$142
5 Providence at Zephyr Ridge p,w/d $0 $0 $18 -$35 $10 -$75 -$82
6 Columns at Cypress Point none $0 $0 $23 $0 $10 -$108 -$75

Average --- -$3 -$8 $17 -$12 $30 $153 $178

Three-Bedroom Market Rent Comparables Summary

Adjustment Summary (3 BR)

Floor Plan Unit Size Rental Rate Rental Rate/SF

3/2 1,100 $1,020 $0.93 

Three-Bedroom Rent Conclusion

Unit Type No. Units Unit Size $/Month Total Annual Rent

1/1 8 620 $740 $71,040
2/2 76 920 $870 $793,440
3/2 11 1,100 $1,020 $134,640
Total/Avg. 95 916 $876 $999,120

Potential Base Rental Income-Market
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RENTAL AND COMPETITIVE ANALYSIS AS RESTRICTED 

 
Restricted Rental Rate Analysis 
The subject will be restricted by the Housing Credit program.  The subject property will set aside 90% of its 
units at or below 60% of the Area Median Income (AMI) and 10% at or below 40% of the AMI.  
 
We have chosen the following comparable properties for the competitive analysis and estimation of attainable 
restricted rents.   
 

 
 
The restricted rate projects are 98% to 100% occupied, with a weighted average of 100%; all are stabilized.   
 
Detailed write-ups of the comparable restricted rate rental projects used in the analyses follow. 
 

City Apartment Project Type # Units Year Built Occupancy # Occupied

Brooksville Norburne Estates Restricted 59 1991 98% 58

Brooksville Villas of Shady Oaks Restricted 36 1994 100% 36

Brooksville Brook Haven Restricted 160 2007 100% 160

Spring Hill Mariner's Cay Restricted 160 2009 100% 160

Spring Hill Spring Haven I Restricted 176 2004 100% 176

Spring Hill Spring Haven II Restricted 88 2007 100% 88

N/A

679 678

0 0

679 678

679 100% 678

Average Project Size 113

Average Age 2002

Source: Meridian Appraisal Group, Inc. field survey  Apr-15

Total Units 

Occupancy - Restricted Comps

Stabilized Projects

Projects in Lease-up, Under Construction, Confidential, or Unwilling to Participate in Survey

Note: The year built for projects with multiple phases is the date of the first phase. The date of rehabilitated projects is the 
original year built.

Less: Confidential Occupancy or Unstabilized Occupancies

Total Stabilized Units Responding to Survey

Overall Occupancy Rate (Stabilized Projects)
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RESTRICTED RENT COMPARABLES MAP 
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SUBJECT AT RESTRICTED RENTAL RATES 

 
LOCATION DATA 

 

Record Number: N/A 
Market Type: Affordable 
Property Name: Freedom Gardens 
Address: South Main Street 
 Brooksville, Hernando County 
 FL  34601 
Long/Lat: W 82.38856/N 28.541845 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R27 422 19 0000 0410 0010 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Wood Frame 
Year Built: 2016 
Number of Units: 95 
Condition: Good 
Date Surveyed: May 1, 2015  
Surveyed by: Erica Ernst 
Number of Stories: 4 
Number of Buildings: 2 
Parking: N/A 
Garages: None   
Occupancy 95%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Trash, Pest 
Project Amenities: Outdoor Pools (1), Exercise 

Fitness, Club House, Laundry, 
Playground, Volleyball Court 

Unit Features: Ceiling Fans, Microwaves, W/D 
Hookups 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

Monthly Rent 
Per SF 

Utilities 
Allowance 

'1/1-40% 1 620 $295 $0.48 $147 
'1/1-60% 7 620 $516 $0.83 $147 
'2/2-40% 7 920 $353 $0.69 $178 
'2/2-60% 69 920 $618 $0.67 $178 
'3/2-40% 1 1,100 $405 $0.37 $209 
'3/2-60% 10 1,100 $712 $0.65 $209 
Averages 95 916 $592 $0.64 $0.65 

 
COMMENTS  
None. 
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RESTRICTED RENT COMPARABLE NO. 1 

 
LOCATION DATA 
Record Number: 928 
Market Type: Affordable 
Property Name: Norburne Estates 
Address: 600 Darby Lane 
 Brooksville, Hernando County 
 FL  34601 
Long/Lat: W82.405350/N28.550280 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R21 422 19 0000 0300 0000 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Masonry 
Year Built: 1991 
Number of Units: 59 
Condition: Fair to Average 
Date Surveyed: April 27, 2015 (352-754-8860) 
Surveyed by: Erica Ernst 
Number of Stories: 1 
Number of Buildings: 8 
Parking: N/A 
Garages: None   
Occupancy 98%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Water, Trash Collection, Sewer, Pest 
Project Amenities: Clubhouse, Laundry, Playground Unit Features:  Ceiling Fans 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

Monthly Rent 
Per SF 

Utilities 
Allowance 

'1/1-60% 15 750 $613 $0.82 $75 
'2/1-60% 44 1,000 $682 $0.68 $92 
Averages 59 936 $664 $0.71  

 
COMMENTS  
All units are at 60% AMI.  We attempted numerous times to get in touch with a representative at Norburne Estates but 
none of our phone calls were returned.  Their voicemail gave their current rental rates and their occupancy is taken from 
the FHFC Occupancy Reports.  We estimated their utility allowance based on what was typical in the area.   
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RESTRICTED RENT COMPARABLE NO. 2 

 
LOCATION DATA 
Record Number: 929 
Market Type: Affordable 
Property Name: Villas of Shady Oaks 
Address: 17 Shady Oaks Circle 
 Brooksville, Hernando County 
 FL  34601 
Long/Lat: W82.389080/N28.543370 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R27 422 19 0000 0410 0000 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Wood Frame 
Year Built: 1994 
Number of Units: 36 
Condition: Average 
Date Surveyed: April 27, 2015 (352-544-0080) 
Surveyed by: Erica Ernst 
Number of Stories: 2 
Number of Buildings: 6 
Parking: 40 
Garages: None   
Occupancy 100%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Pest 
Project Amenities: Club House, Laundry Unit Features: Ceiling Fans 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

Monthly Rent 
Per SF 

Utilities 
Allowance 

'1/1-60% 4 600 $470 $0.78 $120 
'2/1-60% 28 731 $523 $0.72 $139 
'3/1-60% 4 988 $574 $0.58 $165 
Averages 36 745 $523 $0.70  

 
COMMENTS  
None.  
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RESTRICTED RENT COMPARABLE NO. 3 

 
LOCATION DATA 
Record Number: 930 
Market Type: Affordable 
Property Name: Brook Haven 
Address: 7781 Crystal Brook Circle 
 Brooksville, Hernando County 
 FL  34601 
Long/Lat: W82.415420/N28.547720 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R28 222 19 1449 0000 0030 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Masonry 
Year Built: 2007 
Number of Units: 160 
Condition: Average 
Date Surveyed: April 27, 2015 (352-397-4340) 
Surveyed by: Erica Ernst 
Number of Stories: 2 
Number of Buildings: 20 
Parking: N/A 
Garages: None   
Occupancy 100%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Water, Trash Collection, Sewer, Pest 
Project Amenities: Outdoor Pools (1), Exercise 

Fitness, Club House, Laundry, 
Business Center, Car Wash, 
Volleyball 

Unit Features: Ceiling Fans, Microwaves, W/D 
Hookups 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

Monthly Rent 
Per SF 

Utilities 
Allowance 

'1/1-60% 8 749 $594 $0.79 $75 
'2/2-60% 120 943 $710 $0.75 $92 
'3/2-60% 32 1,152 $819 $0.71 $100 
Averages 160 975 $726 $0.74  

 
COMMENTS  
100% of the units are at 60% AMI set asides.   
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RESTRICTED RENT COMPARABLE NO. 4 

 
LOCATION DATA 
Record Number: 931 
Market Type: Affordable 
Property Name: Mariner's Cay 
Address: 4253 Central Park Drive 
 Spring Hill, Hernando County 
 FL  34608 
Long/Lat: W82.544080/N28.493830 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R32 323 17 5170 1131 0010 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Wood Frame 
Year Built: 2009 
Number of Units: 160 
Condition: Average 
Date Surveyed: April 27, 2015 (352-263-2310) 
Surveyed by: Erica Ernst 
Number of Stories: 3 
Number of Buildings: 20 
Parking: N/A 
Garages: None   
Occupancy 100%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Water, Trash Collection, Sewer, Pest 
Project Amenities: Outdoor Pools (1), Exercise 

Fitness, Club House, Laundry, 
Playground, Car Wash 

Unit Features: Ceiling Fans, W/D Hookups 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

Monthly Rent 
Per SF 

Utilities 
Allowance 

'2/2-60% 94 974 $721 $0.74 $77 
'3/2-60% 50 1,240 $836 $0.67 $92 
Averages 160 1,066 $761 $0.71  

 
COMMENTS  
10% of the property's units are set aside at 33% AMI and 90% of the units are set aside at 60% AMI.  Only the rental 
rates for the 60% set aside units are listed.  When we spoke with a leasing agent updated UA information was not 
available and the UA used above is from December 2012.   

 
  



 

15-SIE                                           MERIDIAN APPRAISAL GROUP, INC.        57 

RESTRICTED RENT COMPARABLE NO. 5 

 
LOCATION DATA 
Record Number: 927 
Market Type: Affordable 
Property Name: Spring Haven I 
Address: 220 Spring Haven Loop 
 Spring Hill, Hernando County 
 FL  34609 
Long/Lat: W82.545430/N28.439770 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R31 223 18 3537 0000 0010 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Masonry 
Year Built: 2004 
Number of Units: 176 
Condition: Average to Good 
Date Surveyed: April 28, 2015 (855-256-3218) 
Surveyed by: Erica Ernst 
Number of Stories: 2 
Number of Buildings: 22 
Parking: N/A 
Garages: None   
Occupancy 100%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Trash Collection, Pest 
Project Amenities: Outdoor Pools (2), Exercise 

Fitness, Club House, Business 
Center, Sand Volleyball Court 

Unit Features: Ceiling Fans,  Microwaves, W/D 
Hookups 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

Monthly Rent 
Per SF 

Utilities 
Allowance 

'1/1-60% 16 726 $562 $0.77 $135 
'2/2-60% 104 943 $682 $0.72 $158 
'3/2-60% 56 1,152 $793 $0.69 $188 
Averages 176 990 $706 $0.71  

 
COMMENTS  
None 
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RESTRICTED RENT COMPARABLE NO. 6 

 
LOCATION DATA 
Record Number: 932 
Market Type: Affordable 
Property Name: Spring Haven II 
Address: 305 Glenn Ivy Terrace 
 Spring Hill, Hernando County 
 FL  34608 
Long/Lat: W82.546470/N28.438520 
MSA: Tampa-St. Petersburg-Clearwater 
Tax Parcel No.: R31 223 18 3537 0000 0020 
  
PROPERTY DATA  
Apartment Type: Garden 
Construction Type: Wood Frame 
Year Built: 2007 
Number of Units: 88 
Condition: Average to Good 
Date Surveyed: April 27, 2015 (352-688-8098) 
Surveyed by: Erica Ernst 
Number of Stories: 2 
Number of Buildings: 5 
Parking: N/A 
Garages: None   
Occupancy 100%   
Concessions: None 
Rental Premiums: None 
Utilities Included: Trash Collection, Pest 
Project Amenities: Outdoor Pools (1), Exercise 

Fitness, Club House, Laundry, 
Car Wash, Playground 

Unit Features: Ceiling Fans, Microwaves, W/D 
Hookups 

 
UNIT MIX 

 
Unit Type 

Number 
of Units 

 
Size (SF) 

Rent per 
Month 

Monthly Rent 
Per SF 

Utilities 
Allowance 

'2/2-60% 64 952 $682 $0.72 $158 
'3/2-60% 24 1,158 $793 $0.68 $188 
Averages 88 1,008 $712 $0.71  

 
COMMENTS  
This is the second phase of Spring Haven.   
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Rental Rate Analysis 
Area Median Income (AMI) 
The Housing Credit maximum rental rates are based on the area’s median income and are gross rental rates, 
thus including an allowance for utilities.  The 2015 Area Median Income for the subject’s MSA is $59,000.  This 
level is higher than the 2014 AMI of $57,400, but less than the 2010 level of $59,400.  
 
The subject’s area has special income/rent limits for projects placed in service on or before December 31, 2008 
under the 2008 Housing Economic Recovery Act (HERA).  The HERA income/rent limits are higher than 
those permitted in properties placed in service after this date; therefore, higher rents are allowed for some of the 
comparables than those allowed for the subject. 
 
Maximum Gross Restricted Rental Rates 
The 2015 Housing Credit Maximum Restricted Rental Rates for the subject’s set asides are summarized as 
follows: 
 

2015 – Tampa-St. Petersburg-Clearwater MSA-Non-HERA 
Maximum Gross Restricted Rental Rates 

# Bedrooms 0 1 2 3 4 
40% of AMI $413 $442 $531 $614 $685 
60% of AMI $619 $663 $796 $921 $1,027 

 
The maximum rental rates are gross rental rates, thus include an allowance for utilities.   
 
Utilities Allowances 
The subject will include trash and pest control expenses in the rental rates.   
 
We have calculated the utilities allowances for the subject property using a chart from the local Housing 
Authority, included in the Addenda.   
 
The utilities allowances are deducted from the maximum gross rental rates in order to determine the maximum 
net rental rates as restricted by the Housing Credit program.   
 
Maximum Allowable Net Rent Calculations 
The following chart illustrates the 2015 maximum net rent calculations for the subject property.   
 

 
 

Adjustments 
The impact of utilities included in the rents is inherent in the utilities allowances, which are added to the net 
rents of the comparables.   
 
Within restricted rate projects, we have found that rental rates are less sensitive to the size of the units than they 
are to the overall appeal of the complex.  Thus, no adjustment is made for size and less consideration has been 
given to the rental rate per square foot.  However, we have found that projects with larger units in similar areas 
typically are more capable of commanding the maximum rental rates and have higher occupancy rates.  

Unit Type Set Aside # Of Units Gross Rent U/A Net Rent

1/1 40% AMI 1 $442 $147 $295
1/1 60% AMI 7 $663 $147 $516
2/2 40% AMI 8 $531 $178 $353
2/2 60% AMI 68 $796 $178 $618
3/2 40% AMI 1 $614 $209 $405
3/2 60% AMI 10 $921 $209 $712
Total/Avg. 95 $771 $179 $592
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Similarly, the number of bathrooms in the units is not typically an adjustment, but can impact marketability 
and occupancy. 
 
In the analysis, we considered the occupancy rates in the comparable complexes in order to assess the market’s 
acceptance of the project’s rental rates. 
 
One-Bedroom Analysis – 60% AMI 

 
 

Some of the comparables are achieving rents above the current maximum rents for the subject due to HERA 
higher limit; the maximum gross rent for these properties is $669.  The maximum gross rent for new properties 
is $663.     
 
Based upon this analysis, we estimate that the subject will attain a gross rent of $663; deducting $147 for the 
utilities allowance results in a restricted rent for the subject’s one-bedroom units as follows: 
 

 
 
Two-Bedroom Analysis – 60% AMI 

 
 
Again, some of the comparables are achieving rents above the current maximum rents for the subject due to 
HERA higher limit; the maximum gross rent for these properties is $802.  The maximum gross rent for new 
properties is $796.     
 
Based upon this analysis, we estimate that the subject will attain a gross rent of $796; deducting $178 for the 
utilities allowance results in a restricted rent for the subject’s two-bedroom units as follows: 

# Complex Name Unit Type Set Aside Net Rent U/A Gross Rent U/Services Size/SF Net Rent/SF

1 Norburne Estates 1/1-60% 60% AMI $613 $75 $688 w,s,t,p 750 $0.82
2 Villas of Shady Oaks 1/1-60% 60% AMI $470 $120 $590 p 600 $0.78
3 Brook Haven 1/1-60% 60% AMI $594 $75 $669 w,s,t,p 749 $0.79
4 Mariner's Cay w,s,t,p
5 Spring Haven I 1/1-60% 60% AMI $562 $135 $697 t,p 726 $0.77
6 Spring Haven II t,p

Average $560 $101 $661 706 $0.79

2015 Max 60% AMI Gross Rent-HERA $669
2015 Max 60% AMI Gross Rent $663

Freedom Gardens 1/1 40% AMI $295 $147 $442 t,p 620 $0.48

Freedom Gardens 1/1 60% AMI $516 $147 $663 t,p 620 $0.83

One-Bedroom Restricted Comparables Summary

Unit Type Set Aside Unit Size Rental Rate Rental Rate/SF

1/1 60% AMI 620 $516 $0.83 

One-Bedroom Rent Conclusion-Restricted

# Complex Name Unit Type Set Aside Net Rent U/A Gross Rent U/Services Size/SF Net Rent/SF

1 Norburne Estates 2/1-60% 60% AMI $682 $92 $774 w,s,t,p 1,000 $0.68
2 Villas of Shady Oaks 2/1-60% 60% AMI $523 $139 $662 p 731 $0.72
3 Brook Haven 2/2-60% 60% AMI $710 $92 $802 w,s,t,p 943 $0.75
4 Mariner's Cay 2/2-60% 60% AMI $721 $77 $798 w,s,t,p 974 $0.74
5 Spring Haven I 2/2-60% 60% AMI $682 $158 $840 t,p 943 $0.72
6 Spring Haven II 2/2-60% 60% AMI $682 $158 $840 t,p 952 $0.72

Average $667 $119 $786 924 $0.72

2015 Max 60% AMI Gross Rent-HERA $802
2015 Max 60% AMI Gross Rent $796

Freedom Gardens 2/2 40% AMI $353 $178 $531 t,p 920 $0.38

Freedom Gardens 2/2 60% AMI $618 $178 $796 t,p 920 $0.67

Two-Bedroom Restricted Comparables Summary
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Our estimate is equal to the 2015 maximum allowable rent.     
 
Three-Bedroom Analysis – 60% AMI 

 
 
Again, some of the comparables are achieving rents above the current maximum rents for the subject due to 
HERA higher limit; the maximum gross rent for these properties is $927.  The maximum gross rent for new 
properties is $921.     
 
Based upon this analysis, we estimate that the subject will attain a gross rent of $921; deducting $209 for the 
utilities allowance results in a restricted rent for the subject’s three-bedroom units as follows: 
 

 
 

Our estimate is equal to the 2015 maximum allowable rent.   
 
Subject Units Set Aside for Tenants with Incomes at or Below 33% of the AMI  
The subject property will set aside 90% of its units at or below 60% of the Area Median Income (AMI) and 10% 
at or below 40% of the AMI.  Some of the comparables offer units at set asides below the 60% AMI level; all 
are reported to have rents at the maximum set aside rates. We estimate that the subject’s units will achieve the 
maximum allowable rents, also. 
 
Potential Gross Rental Income As Restricted 
Therefore the subject’s estimated potential gross income as restricted is estimated at. 
 

Unit Type Set Aside Unit Size Rental Rate Rental Rate/SF

2/2 60% AMI 920 $618 $0.67 

Two-Bedroom Rent Conclusion-Restricted

# Complex Name Unit Type Set Aside Net Rent U/A Gross Rent U/Services Size/SF Net Rent/SF

1 Norburne Estates
2 Villas of Shady Oaks 3/1-60% 60% AMI $574 $165 $739 p 988 $0.58
3 Brook Haven 3/2-60% 60% AMI $819 $100 $919 w,s,t,p 1,152 $0.71
4 Mariner's Cay 3/2-60% 60% AMI $836 $92 $928 w,s,t,p 1,240 $0.67
5 Spring Haven I 3/2-60% 60% AMI $793 $188 $981 t,p 1,152 $0.69
6 Spring Haven II 3/2-60% 60% AMI $793 $188 $981 t,p 1,158 $0.68

Average $763 $147 $910 1,138 $0.67

2015 Max 60% AMI Gross Rent-HERA $927
2015 Max 60% AMI Gross Rent $921

Freedom Gardens 3/2 40% AMI $405 $209 $614 t,p 1,100 $0.37

Freedom Gardens 3/2 60% AMI $712 $209 $921 t,p 1,100 $0.65

Three-Bedroom Restricted Comparables Summary

Unit Type Set Aside Unit Size Rental Rate Rental Rate/SF

3/2 60% AMI 1,100 $712 $0.65 

Three-Bedroom Rent Conclusion-Restricted
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Competitive Analysis 
Location 
The subject is located in the Brooksville area of unincorporated Hernando County in an area that has achieved 
acceptance as a multi-family location.  Most projects in close proximity to the subject are older market rate 
projects or affordable developments operating under similar affordable housing programs. The subject location 
is well serviced by commercial services and transportation linkages. Surrounding uses are most suitable for 
affordable housing.  
 
Size, Unit Mix and Unit Sizes 
The subject will have 95 units, all of which will have income restrictions.  The comparable projects range in 
size from 36 to 176 units; the subject is within the size range.  The project size is within the range of the 
comparables, the size of the subject project is appropriate based upon the site size and zoning.   
 
The subject’s unit mix will include one, two and three-bedroom units.  The existing affordable projects that 
comprise the CMA offer unit mixes of primarily one, two and three-bedroom units or two and three-bedroom 
units.  The subject property has a lower percentage of one and three-bedroom units and a higher percentage of 
two-bedroom units than the CMA average.   
 

 
 

Using FHFC Recap data for all of Hernando County 19.6% of the units were one-bedroom units, 58.1% were 
two-bedroom units, 18.5% were three-bedroom units and 3.8% were four-bedroom units. The CMA has similar 
overall unit mix as compared to the county with a slightly higher percentage of one and two-bedroom units and 
a slightly lower percentage of three-bedroom units. 
 
In the Apartment Market Overview the recapture data indicated that 41% of households living in affordable 
housing within the county are one-person households. Since the County has only about 20% one-bedroom units 
this results in a very high cost-burden of 44% for one-person households.   
 
The subject’s proposed unit mix of one, two and three-bedroom units is typical of other restricted properties 
designated for families (general population).   However, it lacks the optimal breakdown of one, two and three-

Unit Type Set Aside No. Units $/Month Total Annual Rent

1/1 40% AMI 1 $295 $3,540
1/1 60% AMI 7 $516 $43,344
2/2 40% AMI 8 $353 $33,888
2/2 60% AMI 68 $618 $504,288
3/2 40% AMI 1 $405 $4,860
3/2 60% AMI 10 $712 $85,440

Total/Avg. 95 $592 $675,360

Potential Base Rental Income-Restricted

Development Occupancy Efficiency 1-Bed 2-Bed 3-Bed 4-Bed Total

Norburne Estates 98% 0 15 44 0 0 59
Villas of Shady Oaks 100% 0 4 28 4 0 36
Brook Haven 100% 0 8 120 32 0 160
Mariner's Cay 100% 0 104 56 0 0 160
Spring Haven I 100% 0 16 104 56 0 176
Spring Haven II 100% 0 0 64 24 0 88
Weighted Average/Total 100% 0.0% 21.6% 61.3% 17.1% 0.0% 679

Subject 0 8 76 11 0 95
Average 0.0% 8.4% 80.0% 11.6% 0.0%

Unit Mix Analysis-Restricted
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bedroom units for the area.   The subject's unit mix should have an increased number of one-bedroom units 
given that 41% of the affordable households in Hernando County are one-person households.     
 
The following chart summarizes the unit sizes for each unit type within the competitive projects; the unit sizes 
shown are the weighted averages for each type, if there is more than one size for the unit type.  
 

 
 
The subject’s unit sizes are within the range but are on the smaller side of the comparable projects for their one, 
two-bedroom and three-bedroom units.   
 
Age/Quality/Condition 
The subject is a proposed Class B project.  The comparables are similar projects that range in year built from 
1991 to 2009. The subject’s age and condition will be new and superior to all of the comparables. The quality 
of the finishes for the subject will be similar to superior to the comparables. 
 
Amenities and Unit Features 
As per a representative of the developer, proposed project amenities will include: clubhouse, swimming pool, 
playground, fitness center, sand volleyball court and one elevator in each building.   
 
The projects that comprise the CMA provide the following amenities: 
 

 
 

Typically large projects offer a broader amenities package as compared to their smaller counterparts. The subject 
will offer reasonably similar project amenities relative to the comparables.   
 
As per a representative of the developer, proposed unit features will include: refrigerator, oven/range, 
dishwasher, microwave, garbage disposal, blinds, ceiling fans and washer/dryer connections.  The subject 
property will have a mix of tile and simulated wood throughout the units with carpet in the bedrooms.   The 
countertops will be laminate.   The subject offers similar project amenities relative to the comparables including 
a swimming pool, volley ball court, fitness center and community center/clubhouse. The subject is similar to 
the comparables in terms of unit features. The four-story design is atypical for the market. 
 
Utilities Included In Rent 
The comparable projects typically include the following utilities in the base rent: 
 
 Trash 
 Pest 
 Water 
 Sewer 

Unit Type Comp Min Comp Max Comp Avg. S/P

Eff. 0 0 0 0
1-Bed 600 750 706 620
2-Bed 731 1,000 924 920
3-Bed 988 1,240 1,138 1,100
4-Bed 0 0 0 0

Unit Size Analysis-Restricted

Devdelopment Pool Sport Court Picnic Area Playground Clubhouse Exercise Room Cyber Café Business Center Billards Car Care Area

Norburne Estates no no no yes yes no no no no no
Villas of Shady Oaks no no no no yes no no no no no
Brook Haven yes yes no yes yes yes no yes no yes
Mariner's Cay yes no no yes yes yes no no no yes
Spring Haven I yes yes no no yes yes no yes no no
Spring Haven II yes yes no no yes yes no yes no no
Subject yes no no yes yes yes no no no no
Note: Laundry facility refers to either washer/dryers hookups in the units or coin-operated common area laundry room

Project Amenities Comparison-CMA Projects
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Or  
 
 Trash 
 Pest 
 
The subject will include trash and pest control in the base rent.   
 
Rental Premiums 
Some of the comparable projects offer the following amenities for an additional charge: 
 
 Cable 
 Washer and Dryer 
 
The subject units will be cable ready and will have washer/dryer hookups. The subject developer plans to charge 
premiums for washer/dryer appliance rentals. 
 
Product Conclusion  
The subject project is planned to be two, four-story apartment buildings with elevators.  Overall, the subject 
project is not of similar design as compared to the subject's market which is more typically developed with 
garden style apartment projects.  The subject project is planned to have similar amenities to be competitive 
within the subject's market.   
 
The following chart compares the concluded attainable rents to the maximum allowable rents.  
 

 
 

The subject benefits from a good spread between market and restricted rents at the 40% and 60% AMI levels.  
 

 
 
According to FHFC requirements, Market Rents are to exceed Restricted Rents by a minimum of 10%. In our 
analysis, the estimated Market Rents exceed the estimated Restricted Rents by 48%. 

Unit Type Set Aside  Max Net Rent Est. Net Rent Difference

1/1 40% AMI $295 $295 $0
1/1 60% AMI $516 $516 $0
2/2 40% AMI $353 $353 $0
2/2 60% AMI $618 $618 $0
3/2 40% AMI $405 $405 $0
3/2 60% AMI $712 $712 $0
Total/Avg. $592 $592 $0

Max vs. Achievable Restricted Rent

Unit Type Set Aside No. of Units Net Rent Market Rent $ Difference % Difference

1/1 40% AMI 1 $295 $740 $445 151%
1/1 60% AMI 7 $516 $740 $224 43%
2/2 40% AMI 8 $353 $870 $517 146%
2/2 60% AMI 68 $618 $870 $252 41%
3/2 40% AMI 1 $405 $1,020 $615 152%
3/2 60% AMI 10 $712 $1,020 $308 43%
Total/Avg. 95 $592 $876 $284 48%

Restricted Rent vs. Market Rent Comparison
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ABSORPTION ESTIMATE 

 
We spoke with leasing agents and reviewed FHFC occupancy reports to obtain absorption rate comparables 
summarized as follows. 
 
Due to current market conditions, few projects have been developed over the past couple of years. The following 
chart illustrates historical absorption rates; only the most recent projects are considered reflective of current 
market conditions.  
 

Average Monthly Absorption in Profiled Properties  
Tampa-St. Petersburg-Clearwater MSA 

 
Complex Name 

Complex  
Type 

 
County 

Avg. # of Units 
Absorbed/Mo. 

Lease-up Time 
Period 

Madison Reserve (E) Affordable Hernando 12.9 2012 
Vista Grand at Spring Hill (E) Affordable Hernando 29 2012 
Mariner’s Cay Affordable Hernando 14 2009-2010 
Villas at Spring Hill  Market Hernando 9 2008 
Brook Haven Affordable Hernando 11 2007 
Spring Haven II Affordable Hernando 8 2007-2008 
Ella at Encore (E) Affordable Hillsborough 24.3 2013 
Metro 510 Affordable Hillsborough 18.8 2011-2012 
Fountains at Falkenburg (E) Aff/Market Hillsborough 24 to 29 2010-2011 
Element Market Hillsborough 13 2009-2011 
Bell Seaport Channelside Market Hillsborough 21.7 2008-2009 
Cross Creek Affordable Hillsborough 29 2010 
Sabal Ridge I Affordable Hillsborough 22 2010 
Hunt Club Affordable Hillsborough 19 2009 
Sabal Ridge II Affordable Hillsborough 22 2009 
Fairview Cove Affordable Hillsborough 29 2009 
Evergreen Manor Affordable Hillsborough 36 2007 
Park Terrace Affordable  Hillsborough 14 2007 
Lansdowne Terrace Affordable Hillsborough 12 2007 
Sawgrass Creek Market Pasco 10 2008 
Columns at Bear Creek Market Pasco 15 2009 
Columns at Cypress Point Market Pasco 13 2009 
Providence at Zephyr Ridge Market Pasco 13 2010 
Seneca at Cypress Creek Market Pasco 24 2010 
Hudson Ridge Affordable Pasco 12 2009-2010 
Banyan Senior (E) Affordable Pasco 7.1 minimum 2009-2011 
Journet Place (E) Affordable Pasco 14.7 2011-2012 
Grand Reserve (E) Affordable  Pasco 11.8 2011-2012 
Arbours at Fort King Affordable Pasco 21.4 2011 
Fort King Colony Affordable Pasco 12.8 2011-2012 
Clear Harbor Affordable Pinellas 28 2008 
Booker Creek Aff/Market Pinellas 36 2010 
The Portland Affordable Pinellas 34 2011 
Oak Ridge Estates Affordable Pinellas 19 2011 
Pine Berry Senior (E) Affordable Pinellas 14 2011 
City Place (fka Burlington) (E) Affordable Pinellas 13.2 2010-2011 
Lodges at Pinellas Park Affordable Pinellas 22 2011-2012 
Fusion 1560 Market Pinellas 14.4 2010-2012 
Bayside Court Aff/Market Pinellas   18 2012-2013 
Source: Field Survey by Meridian Appraisal Group, Inc.  (E)=Elderly 

 
The above properties indicate a range of absorption rates of 7.1 to 36 units per month.  The most relevant 
properties are the newest affordable developments and properties in close proximity to the subject.  Madison 
Reserve, Vista Grand at Spring Hill, Mariner’s Cay, Villas at Spring Hill, Brook Haven and Spring Haven II 
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are the nearest projects with lease up rates at 12.9, 29, 14, nine, 11 and eight units per month, respectively.  We 
expect the subject’s absorption to fall within these indications.   
 
In garden and villa-style projects absorption occurs over the course of construction and tenants move into 
individual buildings as they are completed. The construction schedule for this product type and any delays 
between buildings impacts the absorption rate. Typically, a leasing office is opened up on site or a phone number 
is advertised approximately three months before the first units are available.  The pre-leasing thus provides 
enough tenants to occupy the first building when completed and this continues as buildings are completed; 
individual buildings receive Certificates of Occupancy (COs) and tenants are moved into individual buildings 
as they are completed.  With garden and villa-style products, a significant number of units are typically leased 
by completion.  Mid-rise and high-rise projects typically receive one CO for the entire building and absorption 
does not start until all units are complete.   
 
The subject will have two buildings and will have to wait for CO in each building in order to lease. Based on 
the absorption history within other affordable projects we have estimated an average absorption rate for the 
subject property of 13 units per month. 














































































































