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A resolution of the DSO board of directors approving the debt issuance,
if applicable, and a resolution of the university Board of Trustees (the
“BOT”) approving the debt issuance and authorizing the university to
request Board approval of the debt issuance.

STATUS:

Completed



A RESOLUTION REQUESTING THE DELEGATION OF AUTHORITY TO ENTER INTO ONE
OR MORE LOAN AGREEMENTS THROUGH THE HISTORICALLY BLACK COLLEGE AND
UNIVERSITY CAPITAL FINANCING PROGRAM AND THE ISSUANCE OF A BONDS TO
EVIDENCE THE UNIVERSITY’S OBLIGATIONS UNDER THE LOAN AGREEMENTS TO
FINANCE THE CONSTRUCTION OF A NEW STUDENT HOUSING AND DINING FACILITY
ON THE CAMPUS OF FLORIDA AGRICULTURAL AND MECHANICAL UNIVERSITY AND TO
REFUND OUTSTANDING BONDS OF THE UNIVERSITY; PROVIDING AN EFFECTIVE DATE.

BE IT RESOLVED BY THE BOARD OF TRUSTEES:

Section 1. The Board of Trustees (the “Board of Trustees”) of Florida Agricultural and
Mechanical University (the “University”) hereby requests the Florida Board of Governors of
the State University System of Florida to delegate the authority to the Board of Trustees to
enter into one or more loan agreements under the Historically Black College and University
(“HBCU”) Capital Financing Program (the “Loan”) and request the Division of Bond Finance of
the State Board of Administration of Florida (the “Division”) to issue revenue bonds (the
“Bonds”) for the purposes of (i) refunding all of the University’s outstanding housing system
bonds, and (ii) financing (a) the construction and equipping of a new student housing and
dining facility on the Tallahassee, Florida campus of the University (the “Project”), (b)
capitalized interest, if any, (c) a debt service reserve fund, if necessary, and (d) certain costs
associated with entering into the Loan and issuing the Bonds. The portion of the Loan allocated
to refund the outstanding housing system bonds and to fund associated costs and a debt
service reserve fund may be issued in an amount not exceeding $55,000,000. The portion of
the Loan allocated to finance the construction and equipping of the new student housing and
dining facility and to fund associated costs, capitalized interest, and a debt service reserve fund
may be issued in an amount not exceeding $70,000,000.

Section 2. The Project will consist of a student housing facility consisting of
approximately 700 beds and a student dining facility. The Project is reflected on the approved
master plan for the University and is consistent with the mission of the University because it
will help increase retention and graduation rates at the University. Vertical construction of the
Project is expected to begin in January of 2019 and to be completed by August of 2020.
Proceeds of the Bonds are anticipated to be sufficient to complete the construction of the
Project without the use of additional funds. Legislative approval of the Project is authorized
under section 1010.62, Florida Statutes. No proceeds of the Loan will be used to finance
operating expenses of the University.

Section 3. The Loan and the Bonds will be secured by the Housing System Revenues,
after deducting there from the Administrative Expenses, the Current Expenses and the Rebate
Amount, if any (the “Pledged Revenues”). The Housing System Revenues include all fees,
rentals or other charges and income received by the University or the Florida Board of
Governors from students, faculty members and others using or being served by or having the
right to use, or having the right to be served by the Housing System and all parts thereof,
without any deductions whatever, and specifically including, without limiting the generality
of the foregoing, room rental income, and any special rental fees or charges for services or
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space provided. The Administrative Expenses include fees or charges of the State Board of
Administration of Florida and the Division. Current Expenses include all necessary operating
expenses, current maintenance charges, expenses of reasonable upkeep and repairs, properly
allocated shares of charges for insurance and all other expenses of the Board of Governors or
the University incident to the operation of the Housing System of the University, but excludes
depreciation, all general administrative expenses of the Board of Governors or the University,
the expenses of operation of auxiliary facilities the revenues of which are not pledged as
security for the Bonds and the payments into any Housing System maintenance and
equipment reserve fund. The Rebate Amount, if any, is the excess investment earnings which
may be required to be paid to the federal government pursuant to Section 148 of the Internal
Revenue Code of 1986, as amended. The University’s obligation under the Loan, as evidenced
by the Bonds will be secured by a first lien on the Pledged Revenues. The Loan may also be
secured by such other revenues as may be designated by the Board of Trustees and approved
by the Board of Governors from time to time. The University is legally authorized to secure the
Loan and the Bonds with the revenues to be pledged pursuant to section 1010.62, Florida
Statutes. The University is also committed to ensuring that sufficient revenues will be
generated to fulfill the University’s obligations with respect to the Loan and the Bonds.

Section 4. The Loan and the Bonds will mature not more than 30 years after issuance,
including any extensions or renewals thereof. The Project has an estimated useful life of 50
years, which is beyond the anticipated final maturity of the Loan and the Bonds. The Loan and
the Bonds will bear interest at a fixed taxable interest rate.

Section 5. The University is authorized to submit a loan application through the HBCU
Capital Financing Program to finance the purposes described above. The University is
authorized to pay loan processing fees from the proceeds of the Loan or other available
sources.

Section 6. The Board of Trustees will comply, and will require the University to comply,
with all requirements of federal and state law relating to the Loan,

Section 7. The University will comply with the Debt Management Guidelines adopted
by the Board of Governors on April 27, 2006, as subsequently amended, and the debt
management policy of the University.

Section 8. The University President and other authorized representatives of the
University and the Board of Trustees are hereby authorized to take all actions and steps, to
execute all instruments, documents, and contracts, and to take all other actions as they may
deem necessary or desirable, in connection with the execution of the Loan and the issuance of
the Bonds and the entering into of the loan agreement with the U.S. Department of Education.

Section 9. In making the determination to finance the Project, the Board of Trustees
has reviewed the information described in Appendix A.

Section 10. This Resolution shall take effect immediately upon its adoption.
2



Adopted this day of June, 2018.

FLORIDA AGRICULTURAL AND MECHANICAL UNIVERSITY
BOARD OF TRUSTEES

ATTEST:

Kelvin Lawson, Chair

Larry Robinson
Corporate Secretary
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Action Item

Appendix A

The following documents have been reviewed by the Board of Trustees prior to the
execution of this Resolution:

Information required for submission to the Board of Governors pursuant to Debt Management
Guidelines



The project program, feasibility studies or consultant reports (if
available), and an explanation of how the project being proposed is
consistent with the mission of the university.

STATUS:

Completed
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Hlorida Agricultural wnd Mechanical Hniversity

TALLAHASSEE, FLORIDA 32307-3100

VICE PRESIDENT FOR FINANCE AND TELEPHONE: (850) 599-3211
ADMINISTRATION FAX: (850) 599-3848

June 13, 2018
Marshall M. Criser III, Chancellor
325 W. Gaines Street, #1614
Tallahassee, Florida 32399

J. Ben Watkins III, Director

State of Florida, Division of Bond Finance
The State Board of Administration

1801 Hermitage Boulevard, Suite 200
Tallahassee, FL 32308

RE: Justification of Need for HBCU Capital Financing Loan to Restructure/Refinance
Existing Housing Debt and Finance a new 700-Bed Housing and Dining Facility

Dear Chancellor Criser and Mr. Watkins:

We sincerely appreciate the assistance you and your staff have provided in exploring and securing the
financing options to address the University’s current housing needs. FAMU, as you may be aware, is the
third oldest university in the SUS and has approximately $180 million of deferred infrastructure and
capital needs. Most urgently, we are facing a need to replace our aging housing facilities which includes
Truth Hall, Paddyfote, and Palmetto North. In addition, several facilities (Diamond, McGuinn, Cropper,
and Wheatley) have been taken off-line since they no longer provide a suitable and safe environment for
student living. The closure of Truth Hall, Paddyfote, and Palmetto North will result in a decrease of
approximately 500 beds.

In addition, the University is currently experiencing enrollment growth (9,614 headcount FY 16-17
compared to 9,909 headcount for FY 17-18) which has placed a greater demand for adequate student
housing. In fact, the increase in enrollment for FY 17-18 resulted in a need to re-open Palmetto North to
gain additional beds to address the demand. Even with the additional beds, the end result was a waiting
list for campus housing. The University is also experiencing a significant increase (up approximately
20%) in applications for FY 18-19. The plan is to reach an enrollment of 12,000 students by 2022 as
outlined in the current strategic plan.

To address the current critical need for campus housing, the goal is to increase the number of beds by 200
while also replacing our existing housing stock (500 beds in Truth Hall, Paddyfote and Palmetto North)
with safe accommodations that are compatible with the needs and demands of our growing student
population.

We are also exploring various alternatives for revitalizing our campus to enhance our recruiting efforts
and enable us to attract the best and brightest students to FAMU. Not only will revitalizing our aging

FAMU IS AN EQUAL OPPORTUNITY/EQUAL ACCESS UNIVERSITY
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housing portfolio make us more attractive to millennials, but it will also help us to create more Living
Learning Communities (LLCs).

Students in academic LLCs have the opportunity to take courses together and live with peers in their
chosen program or major. Also, they have more face-to-face interactions with faculty and advisors.
Studies show that students that participate in LLCs have a higher retention rate as well as higher GPAs.
Specifically, at FAMU, the launch of the LLC Program resulted in a cumulative GPA for LLC freshmen
of 2.95 compared to a 2.64 GPA for non-LLC freshmen.

Given that a vast majority of our students come from low-wealth families, we are acutely sensitive to the
need to keep housing cost affordable. We expect the rental rates for the new facility to start at an average
of approximately $3,952 per student per academic semester. The Feasibility/Demand Study shows that
this rate is comparable to existing housing facilities as well as the surrounding facilities within the
community. In FY 2020, the rate will only be approximately $60 more than the most recently built
housing facility on the campus.

New Project Financing — Not exceeding $70 Million

FAMU intends to finance a new 700-bed facility (estimated cost $54m), including $2.75 million to build
an associated dining facility shell space, restructure all existing housing system debt ($55 million
outstanding principal amount), fund a debt service reserve account and pay financing costs using loans
through the HBCU Capital Financing Program administered by the U.S. Department of Education. As
you are aware, this program provides below-market-rate financing to Historically Black College and
Universities to repair, renovate, or in exceptional circumstances, to construct or acquire educational and
student services facilities. The new money bonds will include capitalized interest during construction
through 2020 with principal partially deferred through the first ten years so that coverage is no lower than
approximately 1.3x-1.4x.

The interest rates for the HBCU Capital Financing Program are estimated based on the 30- year treasury
rates plus an additional 22.5bps HBCU loan credit spread. As of May 30, 2018, that rate would be
approximately 3.35%. However, the actual permanent fixed interest rate will be locked in after the final
construction draw. Our goal is to close on the financing for the project by September 30, 2018.

Restructuring of Existing Housing Revenue Bonds — Not exceeding $55 Million

In addition to borrowing funds for a new project, we are also desirous of restructuring existing housing
revenue bonds to gain the capital needed to address current deferred maintenance. We anticipate
restructuring $52.6 million outstanding housing system debt, including the 2010 Series A, 2010 Series B,
and 2012 Series A bonds, utilizing an additional loan through the HBCU Capital Financing Program. It is
currently anticipated that the 2010A and 2010B bonds will be refinanced using a level savings structure
with no change in final maturity debt or overall debt structure. We anticipate extending the final maturity
of the 2012A bonds (which originally had a 20-year final maturity of 7/1/2032) by five to ten years to
2037 or 2042, with a level debt structure. The extension of the 2012A Bonds will bring the final maturity
to no longer than 30 years, which is well within the useful life of that facility.

Based on a facilities condition assessment study conducted by ISES Corporation, FAMU has developed a
plan to address the approximately $25 million of maintenance needs of the housing system over the next
ten years, which can be found in the document attached.

FAMU IS AN EQUAL OPPORTUNITY/EQUAL ACCESS UNIVERSITY
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Combined, the restructure of existing debt and structure of the new money would provide almost $30
million in available cash flow after debt service through the next ten years or $18.3 million over Syears
(based on current revenue and expense projections) that will be applied towards annual maintenance and
deferred maintenance projects.

Next Steps

Our goal is to close on the HBCU loan(s) in refinancing and new project by September 30, 2018. It is
imperative that we take advantage of the HBCU program at this time, since the program is subject to
annual Congressional authorization and appropriation. Currently, there is approximately $300 million
available under the program, which operates on a first-come-first basis. There are over 100 eligible
universities, thereby timing is of the essence.

It is our intention to seek approval from our Board in June to borrow funds from the HBCU Capital
Financing Program to refinance our existing debt and construct a new 700-bed housing and dining
facility.

We seek your support of these two initiatives and ask your continuing assistance to move this endeavor
forward.

Sincerely,

Wanda Ford
Interim Vice President of Finance and Administration/CFO

cc: Chris Kinsley, Associate Vice Chancellor for Finance and Facilities, Florida State
University System

FAMU IS AN EQUAL OPPORTUNITY/EQUAL ACCESS UNIVERSITY
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FAMU HOUSING FACILITIES CONDITION AUDIT SUMMARY AND DEFERRED MAINTENANCE PLAN

In December 2017, Florida Agricultural and Mechanical University (FAMU) contracted with ISES
Corporation to perform comprehensive Facility Condition Assessment (FCA) services for its housing
facilities. This FCA effort included 30 buildings encompassing 861,858 square feet. These housing
facilities include dormitories, apartment complexes, offices, and support space for the Housing
Department.

The Facilities Conditions Needs Index (FCNI) is a 10-year need compared against the current
replacement value of the building inventory. The total 10 year need for the buildings is just under S49M
with the average FCNI for the inspected housing buildings around 0.15, leading one to believe that these
buildings overall are in fair to good condition. The campus has invested in newer construction (FAMU
Village) and has renovated some its older dormitories (Young and Sampson halls) and that has paid off in
an overall FCNI that is well below the national average of 0.24, there are still six buildings in the below
average condition range. These are some of the older housing buildings in the portfolio.

While the overall FCNI is in the fair range for the total portfolio, 13 of the 30 buildings are in the poor
category, suggesting that many of the buildings have systems that have reached the end of their useful
lives. The unique problem with these 30 Housing buildings is that you have an uneven distribution of
size and value between the Good and the Bad. So breaking the list down, FAMU Housing has 5
Excellent buildings (0.00-0.10), 7 Good buildings (0.11-0.20), 12 Fair buildings (0.21-0.30), and 6 Below
Average buildings (0.31-.50). FAMU Village alone accounts for 37% of your total Square footage and 33%
of total CRV. This building along with Samson and Young renovations have pushed the FCNI into the
Good category.

Plan to address the deferred maintenance

FAMU plans to use a multi-pronged approach in addressing its deferred maintenance. This will include
construction of new housing facilities to replace the aging facilities, decommissioning and or demolition
of some of the facilities, and finally developing a 10-year capital plan for renovation and upgrade of
some of the existing facilities.

Currently, FAMU is moving forward with its participation in the Department of Education’s Capital
Financing program. This financing program is mainly developed to address facility needs at the HBCUs
(historically black colleges and universities). Through this program, FAMU will build a new 700 bed
housing facility (also known as Phase 1A). This housing replacement program will replace roughly 500
beds in the outdated facilities like Truth Hall, Palmetto North, and Paddyfote buildings, thereby leaving
approximately 200 net new beds. Doing so, will reduce the 10 year FCNI need from $49M to under
$25M, since the proposed buildings to be decommissioned (Truth Hall, Palmetto North, and Paddyfote
buildings) themselves constitutes roughly $24M in the overall needs. The 10-year total need will be still
over $21M in Gibbs, Phase 3, and Palmetto South and the rest in Village, Samson, and Young halls (as
summarized in Table 1).
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TABLE 1 Non-Recurring Total

Buildings to keep Renewal Cost Immediate | Critical Non-Critical | Deferred Renewal | Non-Recur+Def.

Gibbs $ 7,996,679 | 5 §  462,438|S 1,256,932 |$ 5270387 |$ 6,989,757

Ph3 162 $ 2,861,287 | S § 221176|S 119,239 |$ 996,436 | 1,336,851

Ph3163 $ 2,775,593 | 5 § 217404|S 116,956 | $ 969,300 | 1,303,660

Palmetto Commons and Laundry S 371,711 | § S - 1S 9,938 | $ 165,024 | $ 174,962

Palmetto South A $ 1,429,933 | § § 3215405 177619 |$ 437,001 | $ 936,160

Palmetto South B $ 2,227,246 | S § 390455|S 231,486 |$ 768,255 | $ 1,390,196

Palmetto South C $ 2,287,098 | S §  362,747|S5 381,117 % 972,976 | § 1,716,840

Palmetto South D $ 1,776,315 | § §  345087|S 352,188 |$ 670,993 | 1,368,268

Palmetto South Commons S 109,529 | $ S 7,651 |8 8,024 | § 58,637 | $ 74312

Palmetto South Mech S 17,009 | $ $ 1,071 (S 1,956 | $ 12,617 | $ 15,644

Palmetto South Mailbox $ 1,277 |5 $ - |$ 866 | $ 41015 1,276

Sub-total 1 $ 21,853,677 | $ $ 2,329,569 | § 2,656,321 | $ 10,322,036 | § 15,307,926
Non-Recurring Total

Buildings with minimal deferred maintenance  |Renewal Cost Immediate | Critical Non-Critical | Deferred Renewal | Non-Recur+Def.

Young $ 309,623 | S $ 39,097 | $ 84,746 | 51,023 | $ 174,866

Samson $ 612,286 | S $ 48,0265 121,429 | $ 217,078 | § 386,533

Village $ 2,138,820 | S $ 43,344 | S - |$ - IS 43,344

Sub-Total $ 3,060,729 $ $ 130,467 S 206,175 $ 268,101 S 604,743

FAMU will therefore focus on the oldest facilities of Gibbs, Palmetto South, and Phase 3 in the deferred

maintenance plan. These are also the buildings with the most concerns reported from the occupants.

The non-recurring and deferred renewal need in these buildings is $15M and the rest in the recurring

10-year needs. This cumulative needs of $21M includes all the categories as identified in the ISES report

(non-recurring critical and non-critical, deferred renewal, and the recurring needs). The table-2

summarizes the needs for these buildings based on the system or need category, for example

accessibility, major building systems, exterior, interior, etc.

TABLE 2: RENEWAL COST MATRIX

Gibbs Palmetto Phase Ill Palmetto South

CATEGORY 59 162 163 605 606 607 608

ACCESSIBILITY S 537,669 |$S 108,033 |$S 101,389 |S 343,710 |S 353,395 |S 366,805 | S 347,134

EXTERIOR S 918,773 |S$ 270,401 |S 276,518 |S 103,521 |S 219,714 |$ 259,153 | S 122,452

INTERIOR $1,684,161 | S 526,878 |S 512,225 |S 228,846 |S 431,465 |S 599,864 | S 513,060

PLUMBING $1,149,609 | S 153,198 | S 153,198 |S 59,216 |S 106,588 | $ 142,118 |$S 106,588

HVAC $1,530,281 | $ 111,048 | $ 110,207 | S 285,730 | S 446,486 |S 75,743 | S 24,995

FIRE/LIFE SAFETY S 956,354 | $1,008,538 | § 959,365 | S 253,462 | S 439,115 |$ 566,467 | S 439,115

ELECTRICAL $1,206,134 | S 482,207 | S 461,707 |S 155,447 |S 230,483 |S 276,949 | S 222,970

SITE $ 13,697 |$ - IS - IS - |3 - |s - |s -

VERT. TRANS. S - |$ 200,985 |$ 200,985 ]S - 1S - |s - 1S -

HEALTH/EQUIP. $ - 1S - s - s - s - s - s -

Total $7,996,678 | $2,861,288 | $2,775,594 | $1,429,932 | $2,227,246 | $2,287,099 | $1,776,314 | $21,354,151

Based on the criticality of these needs, we have developed a 10-year capital plan.

Potential funding for

these capital plan projects will come from the housing department’s annual operating expense
allocation and annual facilities renewal (special allocation). The table 3 summarizes the projects that
would be addressed every year for the next 10-year with cross-referencing to the ISES categories.
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Year1 Category Projects/Tasks Total
Gibbs Hall Accessibility |Address the accessibility issues by upgrading interior door, restrooms, railing, etc. $537,669
Gibbs Hall HVAC Phase | - Commission Architect/Engineer to design new HVAC system and start demolition $500,000
Gibbs Hall Fire/Life Safety |Phase | - Commission Architect/Engineer to design new fire sprinkler system and start demolition $200,000
Gibbs Hall Exterior Upgrade exterior glazing to thermal-pane systems and replace windowsills and trip as needed $918,773

Phase 3 - 163 Accessibility |Install door hardware and signage to comply with ADA standards and current building code. $101,389
Year 1 Total: $2,257,831

Year 2 Category Projects/Tasks Total
Gibbs Hall HVAC Phase Il -Complete installation of upgraded HVAC system. Construction phase will displace student during project. $1,030,281f
Gibbs Hall Fire/Life Safety |Phase Il - Install fire sprinkler system and start demolition $756,354

Phase 3 - 162 Accessibility |Install door hardware and signage to comply with ADA standards and current building code. $108,033
Phase 3 - 162 HVAC Upgraded HVAC equipment and controls throughout building $111,048
Phase 3 - 162 Fire/Life Safety |Phase | - Commission Architect/Engineer to design new addressable fire alarm system and start demolition $150,000
Phase 3 - 163 Fire/Life Safety |Phase | - Commission Architect/Engineer to design new addressable fire alarm system and start demolition $150,000
Phase 3 - 162 Exterior Replace pitched shingle roof and all wood trim $270,401]
Phase 3 - 163 Plumbing  [Upgrade and replace the existing bath/shower combinations and the kitchen sinks throughout $153,198
Phase 3 - 162 Plumbing Upgrade and replace the existing bath/shower combinations and the kitchen sinks throughout $153,198
Gibbs Hall Electrical Phase | - Commission Architect/Engineer to design electrical distribution system upgrade replacing the older equipment/light fixtures $180,000
Year 2 Total: $3,062,513]

Year 3 Category Projects/Tasks Total

Gibbs Hall Electrical Phase Il -Complete installation and upgraded of electrical distribution systems and lighting fixtures. $1,026,134
Phase 3 - 162 Fire/Life Safety |Phase Il - Complete installation of upgraded addressable fire alarm system $858,538
Phase 3 - 163 Exterior Replace pitched shingle roof and all wood trim $276,518
Phase 3 - 163 Fire/Life Safety |Phase Il - Complete installation of upgraded addressable fire alarm system $809,365)

Year 3 Total: $2,970,555|

Year 4 Category Projects/Tasks Total
Gibbs Hall Interior Upgrade/replace doors, hardware, flooring, ceiling panels as needed and paint interior throughout $1,684,161f
Gibbs Hall Plumbing  [Phase | - Commission Architect/Engineer to design plumbing distribution system $175,000

Phase 3 - 162 Electrical Phase | - Commission Architect/Engineer to design new central emergency system with emergency generator for emergency system. $150,000
Phase 3 - 163 Electrical Phase | - Commission Architect/Engineer to design new central emergency system with emergency generator for emergency system. $150,000
Phase 3 - 163 HVAC Upgraded HVAC equipment and controls throughout building $110,207|
Palmetto South A HVAC Phase | - Commission Architect/Engineer to design specification for new mechanical system throughout $42,000
Palmetto South A Fire/Life Safety |Phase | - Commission Architect/Engineer to design fire alarm and fire suppression system throughout. $38,000
Year 4 Total: $2,349,368|

Year 5 Category Projects/Tasks Total

Gibbs Hall Plumbing Phase 2 - Complete construction and installation of upgraded plumbing distribution system. $974,609
Phase 3 - 162 Electrical Phase Il - Install new central emergency system with emergency generator for emergency system. $332,207
Phase 3 - 163 Electrical Phase Il - Install new central emergency system with emergency generator for emergency system. $311,707,
Phase 3 - 162 Vert. Trans  |Replace hydraulic passenger elevator $200,985)

Palmetto South A HVAC Phase Il - Installation of upgraded HVAC mechanical system throughout $243,730
Palmetto South A Fire/Life Safety |Phase Il - Installation and upgrade of fire alarm and fire suppression system throughout. $215,462
Palmetto South B HVAC Phase | - Commission Architect/Engineer to design specification for new mechanical system throughout $67,000
Palmetto South B Fire/Life Safety |Phase | - Commission Architect/Engineer to design fire alarm and fire suppression system throughout. $66,000
Palmetto South B Accessibility [Update restrooms, kitchen, handrails, doors and hardware to current ADA standards and building codes. $353,395]
Year 5 Total: $2,765,095|

Year 6 Category Projects/Tasks Total

Phase 3 - 163 Vert. Trans  |Replace hydraulic passenger elevator $200,985)
Palmetto South A Electrical Phase | - Commission Architect/Engineer to design new emergency system with generator for emergency system. $24,000
Palmetto South B Electrical Phase | - Commission Architect/Engineer to design new emergency system with generator for emergency system. $35,000
Palmetto South C Electrical Phase | - Commission Architect/Engineer to design new emergency system with generator for emergency system. $50,000]




Palmetto South D Electrical Phase | - Commission Architect/Engineer to design new emergency system with generator for emergency system. $34,000
Palmetto South B HVAC Phase Il - Complete construction and installation of HVAC mechanical system. $379,486
Palmetto South C HVAC Installation of HVAC mechanical system. $75,743)
Palmetto South B Fire/Life Safety |Phase Il - Complete construction and installation of fire alarm system and fire suppression system. $373,115
Palmetto South B Plumbing  [Phase | - Commission Architect/Engineer to design plumbing distribution system $16,000]
Palmetto South A Plumbing Phase | - Commission Architect/Engineer to design plumbing distribution system $9,000]
Palmetto South C Fire/Life Safety |Phase | - Commission Architect/Engineer to design fire alarm and fire suppression system throughout. $84,970
Palmetto South D Fire/Life Safety |Phase | - Commission Architect/Engineer to design fire alarm and fire suppression system throughout. $65,867
Palmetto South A Exterior Replace pitched shingle roof, exterior trim, and gutter systems $103,521]
Palmetto South B Exterior Replace pitched shingle roof, exterior trim, and gutter systems $219,714
Palmetto South C Exterior Replace pitched shingle roof, exterior trim, and gutter systems $259,153
Palmetto South D Exterior Replace exterior metal doors and hardware. $122,452)
Palmetto South A Accessibility |Update restrooms, kitchen, handrails, doors and hardware to current ADA standards and building codes. $343,710
Year 6 Total: $2,396,716|
Year7 Category Projects/Tasks Total

Palmetto South A Electrical Phase Il - Complete construction and installation of emergency system with generator for emergency system. $131,447|
Palmetto South B Electrical Phase Il - Complete construction and installation of emergency system with generator for emergency system. $195,483
Palmetto South C Electrical Phase Il - Complete construction and installation of emergency system with generator for emergency system. $226,949
Palmetto South D Electrical Phase Il - Complete construction and installation of emergency system with generator for emergency system. $188,970
Palmetto South B Plumbing  |Phase Il - Complete construction and installation of upgraded plumbing distribution system. $90,588
Palmetto South A Plumbing Phase Il - Complete construction and installation of upgraded plumbing distribution system. $50,216]
Palmetto South C Fire/Life Safety |Phase | - Commission Architect/Engineer to design fire alarm and fire suppression system throughout. $481,497,
Palmetto South D Fire/Life Safety |Phase | - Commission Architect/Engineer to design fire alarm and fire suppression system throughout. $373,248
Palmetto South D Accessibility |Update restrooms, kitchen, handrails, doors and hardware to current ADA standards and building codes. $347,134
Year 7 Total: $2,085,532|

Year 8
Palmetto South A Interior Upgrade and replace cabinets, case work, interior doors and hardware. $228,846]
Palmetto South B Interior Upgrade and replace cabinets, case work, interior doors and hardware. $431,465)
Palmetto South C Interior Upgrade and replace cabinets, case work, interior doors and hardware. $599,864|
Palmetto South D Interior Upgrade and replace cabinets, case work, interior doors and hardware. $513,060
Palmetto South C Plumbing  [Phase | - Commission Architect/Engineer to design plumbing distribution system $21,318
Palmetto South D Plumbing Phase | - Commission Architect/Engineer to design plumbing distribution system $15,988
Year 8 Total: $1,810,541]

Year 9
Palmetto South C Plumbing Phase Il - Complete construction and installation of upgraded plumbing distribution system. $120,800
Palmetto South D Plumbing  |Phase Il - Complete construction and installation of upgraded plumbing distribution system. $90,600]
Gibbs Hall Site ADA assessable workways and entrances $13,697
Palmetto South C Accessibility |Update restrooms, kitchen, handrails, doors and hardware to current ADA standards and building codes. $366,805)
Phase 3 - 162 Interior Upgrade and replace cabinets, case work, interior doors and hardware. $526,878
Palmetto South D HVAC Replace HVAC mechanical equipment and exhaust fans in restrooms throughout $24,995)
Year 9 Total: $1,143,775|

Year 10
Phase 3 - 163 Interior Upgrade and replace cabinets, case work, interior doors and hardware. $512,225
Year 10 Total: $512,225

Grand Total:

$21,354,151
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Also, note that some of the minor items in the Palmetto South supporting buildings like mailbox, laundry
etc. will be addressed through the annual operating expense allocation. FAMU has 10-year cumulative
needs of about $3M in the Village, Samson, and Young buildings. Majority of these (52.4M) are in the
10-year recurring category. To address the needs for these buildings, the housing department’s annual
operating expense allocation will be utilized.

Finally, FAMU will be utilizing some of its CITF (Capital Improvement Trust Funds) for the demolition of
the current closed facilities. In addition, we are currently developing a plan for the demolition of the
facilities that will be replaced upon the opening of the new dorms.
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June 16, 2016

Mr. Craig Talton

Director of Facilities Planning & Construction
Florida A&M University

2400 Wahnish Way

Plant Operations Building A, Suite 100
Tallahassee, FL 32307

Re:  Student Housing Market Demand Study in Tallahassee, Florida
Dear Mr. Talton:

At your request, Novogradac & Company LLP has performed a study of student housing market
demand for Florida A&M University (FAMU) in Tallahassee, Florida. We have been asked to make
recommendations for potential future student housing at FAMU, including specifics such as unit
mixes, amenities, rent levels, and other applicable property characteristics based upon our collected
market data. We have considered current on-campus available space and older existing housing
space for any potential housing construction or redevelopment. The purpose of this report is to assist
University leaders and planners in determining how to move forward with student housing plans at
FAMU. Note that no specific potential project designs have been provided to us, and therefore,
recommendations and suggestions are hypothetical in nature and are based on our review of current
school and market facilities and infrastructure. Nor was any particular site provided, so we have not
considered infrastructure, utilities, environmental conditions, or geologic conditions in our analysis.
Those site specific investigations are beyond the scope of this analysis.

The scope of the study is based on agreed upon procedures as outlined in the job engagement letter
and as summarized below:

=  An Executive Summary that outlines the report findings, conclusions, and any recommendations for
the Client, specifically with regards to student housing at FAMU.

* A Regional and Demographic Analysis that discusses the economic and demographic trends
impacting the area.

= A summary of the enrollment trends and housing options at FAMU, including fees and condition
of on-campus housing.

* Detail the off-campus comparable rental properties in the market. From the survey of properties,
Novogradac will identify the projects deemed most comparable to the proposed Student Housing
development. A competitive analysis will detail occupancy rates, rents, unit sizes, bathrooms,
and amenities at the comparables. Novogradac will also present the client with Rent
Comparability Grids that will be utilized in in the determination of achievable rents for the
potential units under consideration.

4520 EAST-WEST HIGHWAY, SUITE 615, BETHESDA, MD 20814 T: (240) 235-1701 F: (240) 235-1702 www.novoco.com
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Mr. Craig Talton
Florida A&M University
June 16, 2016

Page 2

A review of any planned, proposed or under construction projects in the market area that could
impact the potential lease-up and marketability of the potential development.

We evaluate the demand for the potential on-campus beds based on projected future enrollment
and housing capacity assumptions provided by FAMU officials for the anticipated time of
opening for a new project. Novogradac will provide a capture rate that considers the a potential
new Subject property and a penetration rate that considers the new, under construction, and
planned student housing beds in a market that would compete with a new student development.
We provide a demand analysis of ancillary facilities including dining space, recreational center
space, and retail space by evaluating enrollment at FAMU and examining similar facilities and
enrollment figures at other institutions to provide conclusions regarding appropriate amounts of
ancillary facilities for the FAMU campus.

We undertook two forms of student surveys in order to capture the most students: an online method,
which utilized a web-based survey tool to send emails to and gather information from current
students, and an intercept method, which involved in-person surveys conducted on-campus over a
three-day period between May 16 to 18, 2016. We have provided the summary findings of the
surveys as part of this report, as well as the aggregate findings of the survey as an Addendum.

This report contains, to the fullest extent possible and practical, explanations of the data, reasoning,
and analyses that were used to develop the opinions contained herein. The depth of discussion
contained in the report is specific to the needs of the client. Please do not hesitate to contact us if
there are any questions regarding the report or if Novogradac & Company LLP can be of further
assistance. It has been our pleasure to assist you with this project.

We appreciate this opportunity to be of service. Please contact us if you have any comments or
questions.

Respectfully submitted,

H. Blair Kincer, MAI, CRE, LEED Green Associate
Partner

B
iy

David Boisture, LEED Green Associate
Principal

Brian Gault Ryan Thayer
Real Estate Analyst Junior Analyst
Brian.Gault(@novoco.com
614-934-1139

4520 EAST-WEST HIGHWAY, SUITE 615, BETHESDA, MD 20814 T: (240) 235-1701 F: (240) 235-1702 www.novoco.com
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Student Housing Market Study, Tallahassee, F1L.

EXECUTIVE SUMMARY

Based on our findings contained in this report, it is our opinion that with a generally aging on-
campus housing stock, and with the success of the recently completed FAMU Village, we believe
there is potential demand for a modern student housing for FAMU students. It is our opinion that the
1,400 beds being considered by FAMU for potential future development or renovation should be
phased into existence. We would suggest a gradual, staggered approach, rather than an opening over
one or two years, given the capture rates indicated for a new on-campus development. With the
school’s projected enrollment trends through 2020, we would anticipate approximately 600 new
beds could be delivered in fall 2018, with an additional total of approximately 400 beds to follow in
2021 and another total of approximately 400 beds could be developed by 2023. Note the need for
this many new beds on-campus at FAMU is based significantly on the University’s projected
enrollment increases that are expected to begin in fail 2017 and continue through fall 2020, as well
as our opinion of the need for modernization of on-campus stock in order to compete with area off-
campus alternatives. This also assumes the University continues to require freshmen to live on
campus. We believe offering modern, apartment-style living options on-campus at a reasonable
rental rate will likely attract some students who are currently living off-campus. The development of
new on-campus housing should also prove beneficial to marketing efforts in recruiting new students
to attend FAMU.

It is our opinion that new on-campus housing for FAMU should be developed to be similar to
Palmetto South and Palmetto III, which offer apartment-style on-campus housing with three-
bedroom/two-bath and four-bedroom/two bath floor plans, where it is of note that the three-bedroom
units are double-occupancy. Based on our review of student surveys we conducted, many students
prefer having their own bedroom, and as a result a design with private bedrooms would likely best
suit a new student development on campus. While many comparables we surveyed in the off-campus
housing market have a bathroom for each bedroom, we believe that for on-campus housing at
FAMU, which will most likely target underclassmen, offering one bath for two-bedroom units, and
two baths for three and four-bedroom units will not have a significant negative impact on
marketability, as the lack of a bathroom per bedroom will be offset by convenience to campus
facilities.

In terms of sizes, based on our review of the off-campus market, as well as the existing on-campus
housing stock, we suggest apartment units that are at least 800 square feet for two-bedroom units,
1,050 square feet for three-bedroom units, and 1,200 square feet for four-bedroom units. These sizes
would allow new FAMU apartments to compete well against off-campus options in Tallahassee.

The rents we recommend for new on-campus apartments at FAMU have been determined by
evaluating the area off-campus apartment alternatives that could be considered most comparable to
the future student housing to be developed as suggested in this report, as well as a review of existing
on-campus housing options for FAMU students. We have also considered current housing costs
reported by students and what students of FAMU have indicated they would consider paying for
new housing in our student surveys. We have recommended opening day rents for a new on-campus
apartment-style development with single bedroom occupancy as follows:

Novogradac & Company LLP
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Student Housing Market Study, Tallahassee, FL

AT POTENTIAL OPENING ACHIEVABLE MARKET RENTS
Fall 2018 Achievable

Bedrooms Square Feet Per Bedroom Rent
Two-Bedroom/One-Bath 800 $730
Three-Bedroon/Two-Bath 1,050 $680
Four-BedroonyTwo-Bath 1,200 $620

The opening day, per bedroom rents for new on-campus apartments at FAMU are positioned such
that they will allow the school to attract many students who are no longer required to live on
campus, but who prefer the convenience of living on-campus coupled with a new housing option.
Note that as on-campus housing, we would anticipate a typical student rental contract period that
would span between mid-August and mid-May, for approximately nine months.

In terms of a potential unit mix, the design of new student apartments will have an influence on
likely bedroom type totals and configurations. For this analysis, we have assumed an elevator-served
midrise structure, similar in design to the existing FAMU Village building. This is also comparable
to the newest student housing in the Tallahassee off-campus market. We have suggested the
following unit mix for the three-phased approach to new on-campus apartment development at
FAMU (Note we have assumed 1.5 percent annual rent increases based on market rent growth trends
and the supply of new proposed student housing in the Tallahassee market.):

FALL 2018 NEW STUDENT HOUSING S UGGES TED MIX

Square Suggested Suggested Fall 2018 Achievable

Bedrooms Feet Unit Mix Beds Per Bedroom Rent
Two-Bedroom/One-Bath 800 55 110 $730
Three-Bedroom/Two-Bath 1,050 30 90 $680
Four-BedroonmyTwo-Bath 1,200 100 400 $620
Total 185 600 $3,505,500*

*Potential total rental income assumes full occupancy and a nine month rental contract period.

FALL 2021 NEW STUDENT HOUSING S UGGES TED MIX
Square Suggested Suggested Fall 2021 Achievable

Bedrooms Feet Unit Mix Beds Per Bedroom Rent
Two-Bedroom/One-Bath 800 36 72 $760
Three-Bedroom/Two-Bath 1,050 24 72 $710 ‘
Four-BedroonyTwo-Bath 1,200 64 256 $650
Total 124 400 $2,450,160*

*Potential total rental income assumes full occupancy and a nine month rental contract period.

FALL 2023 NEW STUDENT HOUSING S UGGES TED MIX
Square Suggested Suggested Fall 2023 Achievable
Feet Unit Mix Beds

Bedrooms Per Bedroom Rent

Two-BedroonyOne-Bath 800 42 84 $780

Three-Bedroom/Two-Bath 1,050 20 60 $730

Four-BedroonmyTwo-Bath 1,200 64 256 $670
Total 126 400 $2,527,560*%

*Potential total rental income assumes full occupancy and a nine month rental contract period.

Novogradac & Company LLP
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Student Housing Market Study, Tallahassee, FL

Location

The potential new student housing will be located on the Florida A&M University campus in central
Tallahassee. As such, it is assumed based on our inspection that new student housing would be in
close proximity to campus facilities, including the library, student services center, various academic
buildings, recreational facilities, the University Commons (student union), and dining halls. The
majority of the improvements on campus are in average to good condition. The retail uses on main
arterial roadways surrounding the site appear to be approximately 90 to 95 percent occupied.

To the north of the FAMU campus, land uses primarily consist of multifamily housing and retail
uses in good to excellent condition. The primary commercial corridor to the north of campus is
West Gaines Street, which includes various restaurants, retail clothing stores, and government
buildings. Land uses directly east of the FAMU campus include commercial in retail uses in
average to good condition. The main commercial corridor to the east is located along South Monroe
Street, which includes uses such as Walgreen’s Pharmacy, the Southside Shopping Plaza, auto repair
shops, convenience stores, and several restaurants. Land uses to the south of the campus consist of
commercial and retail uses in average to good condition. Uses south of campus along West Orange
Avenue consist of a post office, middle school, various restaurants, places of worship, a public
library, and apartments. Of note, two of the comparables utilized in our analysis of the Subject, The
Pointe at Adams Place and College Club Townhomes, are located south of the FAMU campus.
Land uses on the western border of the FAMU campus consist primarily of single-family homes in
poor to average condition. Additionally, the retail and commercial uses located to the west of
campus along Lake Bradford Road are in generally poor to average condition. Based on our site
inspection and review of crime risk index data and maps, it appears that the potential for crime is
most significant to the west and southwest of the FAMU campus, in comparison to other
surrounding areas of the campus. Following is a crime risk index map for the PMA.

Novogradac & Company LLP
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Student Housing Market Study, Tallahassee, FL

Crime Risk Index
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The dark red area generally west and southwest of the FAMU campus is one of the highest crime
risk areas of the PMA. Based on our inspection, this area was the least desirable of the
neighborhoods surrounding the FAMU campus given the condition and age of the housing stock and
the elevated amount of vacant commercial space.

The new potential student housing being considered in this report would be located on the Florida
A&M University campus. The general borders of the campus include FAMU Way to the north,
South Martin Luther King Jr. Boulevard and South Adams Street to the east, Orange Avenue to the
south, and Wahnish Way and Perry Street to the west. Wahnish Way is the main north/south
thoroughfare inside the campus, from which most campus facilities and buildings may be accessed.
Uses along Wahnish Way include the Bragg Memorial Stadium, intramural recreational fields,
academic buildings, parking garage, and the Paddyfote dormitory. Gamble Street is the main
east/west thoroughfare and is located on the northern portion of campus. The Student Services
Center, the newly constructed FAMU Village on-campus apartments, and a variety of academic
buildings are located along Gamble Street. We assume any new student housing would be located
within walking distance of all these campus uses.

Novogradac & Company LLP
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Student Housing Market Study, Tallahassee, FL

Primary Market Area Demographic Trends

Population and households in both the PMA and MSA increased between 2000 and 2015.
Population and household growth is anticipated to increase at similar rates in the PMA and MSA
through 2020. It should be noted that the Subject’s target tenancy are students living in Tallahassee.
As households and population grow in the PMA, the potential support for housing in proximity to
the target school, particularly on or nearby campus, will also continue to grow.

In 2015, 69.9 percent of households in the PMA were renter-occupied, compared to 30.1 percent
owner-occupied. The percentage of renter-occupied households in the PMA is high and is expected
to increase through 2020 both as a percentage and in terms of the number of renters. The number of
area renter households in the PMA is expected to increase by approximately 163 households over
the next five years, which will increase demand for high quality rentals.

Enrollment Trends
The following table summarizes student enrollment at FAMU from fall 2010 through fall 2015.

Annual Fall Semester Enrollment
Classification 2011 2012 2013 2014 2015

Undergraduate 10,402 9,333 8,281 7,975 7,695
Graduate/PhD 2,629 2,571 2,315 1,726 1,764
Unclassified 176 147 138 532 461
Total 13,207 12,051 10,734 10,233 9,920
Percent Change - -8.8% -10.9% 4.7% -3.1%

Source: Florida A&M University Fact Book

Since 2011, overall enrollment at Florida A&M University has declined by 3,287 students, or an
average annual decrease of 657 students annually, or 5.0 percent. Note that undergraduate
enrollment declined at its lowest rate from 2014 to 2015, the year in which FAMU Village opened
for occupancy. In addition to declining undergraduate enrollment, graduate enrollment has declined
by approximately 6.6 percent annually since 2011. The University is seeking to develop strategies to
get enrollment trending in an upward direction, such as developing new on-campus housing and
other facilities. We have asked FAMU officials to comment on the decline in enrollment and have
yet to receive a response. Our projections within this report assume the enrollment projections
provided by FAMU. Our conclusions could be different if these FAMU-provided projections are
inaccurate.

At FAMU, the share of full-time students is 85 percent. The share of full-time undergraduate and
graduate students was unavailable; however, many students pursuing graduate degrees often do so
on a part-time basis. As such, we believe the majority of part-time students at FAMU are enrolled in
graduate degree programs. Given that many graduate students are enrolled part-time, as well as the
fact that most graduate students are over age 22, we would expect new on-campus student housing
would receive almost no support from graduate students. Additionally, support from part-time
undergraduate students would likely be limited. Frequently, part-time undergraduates may be living
at home or with relatives or are price sensitive in housing choices and seek very affordable
alternatives, and as such are typically not likely to respond to an upscale student housing property
with rents that will be among the highest in the area. We have only considered full-time students at
FAMU in projecting demand estimates for new potential student housing developments.

Novogradac & Company LLP
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In the most recent fall semester, approximately 78 percent of enrolled students were undergraduates,
which are those students most likely to respond to new on-campus student housing being potentially
considered. The most significant shares of students were among freshman and seniors.

On-Campus Housing Supply

We spoke with Craig Talton, Director of Facilities Planning and Construction with FAMU, who
provided information on available on-campus housing, historical housing trends, and the need for
additional housing for students of FAMU. Mr. Talton noted that only freshman at FAMU are
required to live in on-campus housing. Typically in recent years the school has not kept a waiting
list of students seeking on-campus housing. According to Mr. Talton, a total of 98.3 percent of the
on-campus student housing spaces were occupied entering fall 2015. Mr. Talton noted that after fall
semester, many students graduate, leave school, or take time off, and there may be select vacancies
in on-campus housing during spring semester. All of the on-campus student housing contracts cover
only the main academic year and none of the contracts require students to abide by a 12-month lease
period.

The University is currently considering several locations for the development of new student
housing. Existing residence halls including Diamond, MC Guinn, Wheatley, and Cropper Halls
have been mothballed for the last three years and will either be demolished or renovated. Note that
the rents provided in the following table are per bed, and the fees reported by FAMU do not include
a meal plan, but are inclusive of furnishings and utilities.

at FAMU
Monthly

On-Campus Housin

Semester Per Bed  UnitSize  Year
Name Address Beds Unit Types  Fees/Student® Rent (SF) Built Notes
Residence Halls

Fully fumished, limited access,

Paddyfote Complex | 1529 Wahnish Way 231 Double $2,839 8710 N/Av 1967 utilities included, bike racks
Fully fumnished, limited access,

Gibbs Hall 1596 Gibbs Hall Trail 302 Double $2,631 $658 173-220 | 1955 utilities included, bike racks
Fully fomished, limited access,

Young Hall 1591 Gibbs Hall Trail 79 | Double/Single | $3,275/$3,685 | $819/$921 | 203 -218 | 1929 utilities included, bike racks

Fully fumished, limited access,
Sanypson Hall 1599 Gibbs Haill Trail 159 | Double/Single | $3,275/$3,685 | $819/$921 | N/Av 1938 utilities included, bike racks
Fully furnished, limited access,

Truth Hall 1699 8. MIK Jr. Blvd. 103 Double $2,631 $658 N/Av 1958 utilities included, bike racks
Palmetto North 221 Palmetto Street 124 Double $2,614 $654 N/Av Fully furnished, utilities included
On-Campus Apartments
No kitchens, famished, computer
Single; Suite 313 per labs, study rooms, limited access,
FAMU Village 667 Gamble Street 796 Style $3,596 $899 suite 2014 | wifi, utilities incladed, bike racks
Fully fumnished, limited access,
3BR/2BA & 1,0354BR utilities included, 3BR is double-
Palmetto South 255 Palmetto Street 356 4BR/2BA. $2,719/$3,065 | $680/$766 |1,305-3BR| 1993 occupancy, 4BR is single
Fully fumished, limited access,
3BR/2BA & 1,0354BR utilities included, 3BR is double-
Palmetto Phase 11 277 Palmetto Street 356 4BR/2BA $2,790/83,135 | $698/$784 | 1,305-3BR.| 1996 occupancy, 4BR is single

*Rates are per student/per semester and reflect the 2016-2017 academic year fees
N/Av - Not Available
Source: Florida A&M University

Novogradac & Company LLP
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The rental rates per semester, per student for each area of FAMU on-campus housing have been
displayed without the inclusion of meal plans that are required for residents. The monthly rates for a
bed on campus range from a low of $654 for a double occupancy room in one of the older residence
halls to $921 for a single-occupancy room at Young and Sampson Residence Halls. The apartment
and suite-style units operated by FAMU have monthly fees per bed ranging from $680 for a double
occupancy room at Palmetto South to $899 for a single-occupancy room at FAMU Village.

The on-campus rental rates cover furnishings and all utilities, including cable television, high-speed
internet, heat, hot water, electricity, water, sewer, and trash. In total, there is a current supply of
2,506 beds spaces on campus at FAMU for the upcoming fall 2016 semester. The pre-leased
occupancy versus current bed capacity for fall 2016 is 65.3 percent according to Mr. Talton.
However, this figure does not include the on-campus rooms that will house student athletes and
residence assistants. According to Mr. Talton, the on-campus housing should operate at greater than
93 percent occupancy for fall 2016 based on performance the past two years.

In terms of age, FAMU Village is the newest on-campus housing. These on-campus units were
completed in 2014 and are intended for upperclassmen attending Florida A&M University. FAMU
Village is a six-story midrise that features two-bedroom/one bath suites with no kitchen area. In-unit
amenities include tile flooring, blinds, twin beds, desk and chair, dresser, and closet. Common area
amenities include two computer labs, two multi-purpose activity rooms, a game room with three 80
inch televisions, and private study rooms. Following is a photograph of FAMU Village.

J
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According to fee information provided by Mr. Talton, FAMU Village’s academic year 2016 and
2017 fees are $3,596 per person, per semester. These fees equate to monthly per person rents of
approximately $899. Following is a sample of a typical suite for FAMU Village.
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The two-bedroom/one bath suites at FAMU Village are approximately 313 square feet based on the
previous floor plans and our interview with Mr. Talton.

The second newest on-campus housing is Palmetto Phase III, which offers three and four-bedroom
furnished apartments that include a kitchen, living/dining room, three or four bedrooms, and two
bathrooms. The bedrooms in the three-bedroom units at Palmetto Phase III are larger (220 square
feet) than the four-bedroom unit bedrooms (120 square feet) due to the single-occupancy type for the
four-bedroom units and the double-occupancy type for the three-bedroom units. Following is a
portion of the Palmetto Phase III floor plan that illustrates the three and four-bedroom unit layouts.
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The units at Palmetto Phase III are the newest apartment style units, complete with furnishings, a
kitchen with refrigerator, oven, and microwave oven, tile flooring, central air conditioning, blinds,
twin beds, desk and chair, dresser, and closet. These units are the largest on-campus rental option
with three-bedroom (double-occupancy bedrooms) units at 1,305 square feet and the four-bedroom
(single-occupancy) units at 1,035 square feet. The units at Palmetto Phase III would be considered
most comparable to new potential on-campus apartment housing being considered for new
development.

Off-campus Rental Housing Supply

In addition to the on-campus housing rents, we have examined off-campus housing options. We
have surveyed a total of 16 properties that are located in the area surrounding Florida A&M
University that have significant shares of student renters. Some of the properties surveyed have
lesser shares of FAMU students than students from FSU, but do serve some FAMU students
nonetheless. We believe these propertics are the most appropriate due either to their proximity to the
FAMU campus, the number of student tenants, or their age/condition/design/location. We have
utilized these properties to develop conclusions and recommendations relating to what we believe
will position and new future on-campus housing development to be competitive in the Tallahassee
marketplace. Later in this off-campus supply analysis we have narrowed these surveyed properties
down to nine of the most comparable properties in the PMA in order to establish achievable market
rents for the Subject.

The following table outlines the 16 surveyed off-campus rental housing options in the surrounding
Tallahassee market. Note distance to campus reflects each property’s as-the-crow-flies proximity to
the FAMU Student Services Center, which was also used in evaluating distance to area community
services.

COMFPARABLE OFF-CAMPUS PROPERTIES

Property Name Miles to FAMU
Campus
1 601 Copeland 0.6
2 College Club Townhomes 14
3 College Town Phase [ & II 0.7
4 Cottages At Magnolia 0.9
5 Hillside Apartments 0.2
6 Kingston Square 0.3
7 Onyx Apartments 0.9
8 Rattler Pointe 0.2
9 Tally Square 1.7
10 The Alliance At 400 1.0
11 The Block 0.6
12 The Boulevard At Tallahassee 2.1
13 The Court 0.6
14 The Eclipse On Madison 0.6
15 The Pointe At Adams Place 1.4
16 University Courtyard 1.8
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Vacancy Levels
The following table details vacancy levels for all the surveyed properties in the Tallahassee market.

OVERALL VACANCY
Property Name Total Units Vacant Units Vacancy Rate
601 Copeland 81 0 0.0%
College Club Townhomes 136 6 4.4%
College Town Phase I & II 159 N/A N/A
Cottages At Magnolia 152 58 38.2%
Hillside Apartments 58 7 12.1%
Kingston Square 50 2 4.0%
Onyx Apartments 233 46 19.7%
Rattler Pointe 13 0 0.0%
Tally Square 225 7 3.1%
The Alliance At 400 320 138 43.1%
The Block 124 0 0.0%
The Boulevard At Tallahassee 264 0 0.0%
The Court 54 N/A N/A
The Eclipse On Madison 50 0 0.0%
The Pointe At Adams Place 246 2 0.8%
University Courtyard 96 2 2.1%
Total 2,261 268 11.9%

N/A - Unit vacancies not shown as portions of property under construction and will not open until 8/2016

The current weighted average vacancy rate among the 16 surveyed student housing rental properties
is 11.9 percent. This is an elevated current vacancy rate for Tallahassee student housing that is
created by the vacancies at The Alliance at 400, Onyx Apartments, and Cottages at Magnolia.
Additionally, vacancies in this student housing market increase in the summer months, as some
properties do not require 12-month leases. In other cases, evictions have created several vacancies.
Of note, the two properties with the highest reported vacancies, Cottages at Magnolia and The
Alliance at 400, recently underwent changes in management. The new management in place at both
properties said eviction sweeps were necessary upon taking control of their properties. Cottages at
Magnolia and The Alliance at 400 are 26 percent and 40 percent pre-leased for the fall 2016
semester, respectively. Additionally, both properties are located in close proximity to the FAMU
campus and property managers stated that a significant portion of their tenant base is comprised of
FAMU students, and declines in enrollment in recent years have resulted in a smaller pool of
potential student renters for properties near FAMU and specifically targeting FAMU students. We
believe it is appropriate to include these properties in our analysis of area rental trends, despite their
currently high vacancy rates. Management at The Alliance at 400 anticipates they will be more than
90 percent occupied by August, while management at Cottages at Magnolia could not provide
insight on when they anticipate being able to re-stabilize. Onyx Apartments opened many of its units
late, after the fall 2015 semester and thus still has vacancy of 19.7 percent. However, management
stated the property is almost fully preleased. When excluding the two struggling older properties that
performed an eviction sweep and the late-opening Onyx Apartments, the overall vacancy rate falls to
1.9 percent.
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Two of the comparables, College Town Phase I & II and The Court, currently have units under
construction that will not be available until the fall 2016 semester. As such, the current vacancies at
these properties have also been excluded from our analysis. The first phase of College Town is 91
percent pre-leased for the fall 2016 semester, while its second phase is approximately 50 percent
pre-leased. Additionally, The Court is approximately 98 percent pre-leased for the fall 2016
semester. These two properties will be the newest addition of student-oriented housing in the
Tallahassee market. As such, despite not being fully leased or occupied, we believe these properties
offer valuable data points in determining the feasibility of new student housing in the area.

Most Similar Comparable Selection

From our survey of area rental housing properties that serve students, we identified nine properties
listed in the previous table as those most comparable to potential new on-campus apartment housing
at FAMU. These nine selected comparable properties offer unit types most similar to those that will
be offered at a potential new on-campus development and are among the more modern rental options
in the area for students. These selected properties have amenities that are generally among the most
similar to what we would suggest for new housing at FAMU, are performing well in most cases,
have some FAMU students for tenants, and offer the bedroom types we would suggest for new on-
campus apartments.

Evaluation of Unit Mix
The following table details the unit mixes of the nine selected comparable properties by unit type.

SELECTED MOST COMPARABLE PROPERTIES

Unit Mix
Year Built/
Property Name Renovated Units  Vacancy Rate  Studio One-BR - Two-BR  Three-BR Four-BR

1 601 Copeland 2013 81 0.0% - 9 7 - 65
2 College Club Townhomes 1996 136 4.4% - - - - 136
5 Hillside Apartments 2002 58 12.1% - - 58 - -
6 Kingston Square 2002 50 4.0% - - 50 - -
8 Rattler Pointe 2006 13 0.0% - - - 13 -
12 The Boulevard at Tallahassee 2003 264 0.0% - - - 132 132
13 The Court 2016 54 2.0% 10 4 4 4 32
15 The Pointe at Adams Place 2006 246 0.8% - 62 104 80 -
16 University Courtyard 2000 96 2.1% - - - - 96

Total 998 2.0% 10 75 223 229 461

The nine selected most comparable properties have 20 total vacancies among 998 existing rentable
units, indicating generally high demand for the properties in closest proximity to the on-campus
administrative, recreational, and academic buildings. Only the hotel-style Hillside Apartments has an
elevated vacancy rate at 12.1 percent, with most vacancies a result of recent end-of-the-year move-
outs. According to management, this property is usually 95 percent occupied by the start of the fall
semester.

The average unit mixes of the nine most comparable properties to a new potential FAMU housing
development are illustrated in the following table.
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SHARES OF UNIT TYPES
Property Studio One-BR  Two-BR Three-BR Four-BR

Comparables 1.0% 7.5% 22.3% 22.9% 46.2%

In terms of unit types, the greatest shares of unit types are in the two, three, and four-bedroom units,
which represent 22.3, 22.9, and 46.2 percent, respectively, of all units at the most comparable
properties. Given the shares of unit types at the most comparable off-campus housing, and student
preferences for a reasonably priced rental option, we believe new student housing at FAMU would
be best-served in offering a mix of two, three, and four-bedroom units, similar to the most
comparable properties we identified and surveyed. We have suggested a potential mix of bedroom
types for new student housing later in this report. Note that unlike most of the larger bedroom types
surveyed, we expect new housing at FAMU would offer shared bathrooms, rather than the private
bathrooms available to many students living off-campus. We have based this assumption on factors
such as student cost preferences as indicated by our student surveys, rental price points of off-
campus comparables, and recent trends for on-campus student housing being developed elsewhere in
the nation.

Achievable Market Rents Determination

In order to determine the achievable rents for new on-campus housing being considered for FAMU,
we have prepared Rent Comparability Grids that allow for comparison of condition, location,
bedrooms, baths, unit sizes, unit and project amenities, security features, parking options, and
utilities. The use of Rent Comparability Grids allows us to provide a determination of achievable
rents for a new potential on-campus student housing development as suggested. We assumed the
following bedroom, bath and square footages for a new on-campus student housing development:

HYPOTHETICAL NEW STUDENT APARTMENTS

Bedroom Type Baths Square Feet
2BR 1 800
3BR 2 1,050
4BR 2 1,200

In addition to the size and bath assumptions above, we assume that new student housing on-campus
will include central air conditioning, window blinds, faux wood vinyl and carpet flooring,
furnishings, oven/range, refrigerator, microwave, dishwasher, and cable and Internet service. We
assume unit and building finishes will be of good quality, but will not include features such as
granite countertops or stainless steel appliances, which some of the newer properties in Tallahassee
are offering. Property amenities we have assumed will be in place include laundry facilities, off-
street lot parking, secure, limited access entry, clubroom space, a game room with pool table, a
computer lab, picnic area with grill, on-site management, and 24-hour study rooms. Lastly, we
assume all utilities will be included in the rent and units will be furnished, similar to the existing on-
campus housing.
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Based on the findings included in our Rent Comparability Grids for a hypothetical new on-campus
student apartment development, we have determined achievable rents. We considered the
comparability and similarity of each comparable project to the potential new student housing
development in determining the achievable market rents. In this analysis, we gave the most weight
to properties in proximity to FAMU that had significant shares of FAMU students and were among
the better condition properties we surveyed that attract primarily FAMU students. These properties
include College Club, The Pointe at Adams Place, and University Courtyard, which were built or
renovated between 1996 and 2006. In addition, they include some of the unit and property amenities
reflective of off-campus options that are popular among FAMU students based on the share of
students at these apartment communities.

The following table illustrates the current achievable market rent levels for a potential new student
housing development.

POTENTIAL ON-CAMPUS APARTMENTS COMPARISON TO ACHIEVABLE MARKET RENTS

Surveyed Current

Min Adjusted SurvevedMax Achievable Current Achievable

Bedrooms Square Feet Rent Adjusted Rent Market Rent  Rent Per Bedroom
Two-Bedroonm/One-Bath 800 $1,358 $1,482 $1,420 $710
Three-BedroonyTwo-Bath 1,050 $1,830 $2,071 $1,980 $660
Four-Bedroom/Two-Bath 1,200 $2,268 $2,532 $2,400 $600

Using Rent Comparability Grids and our consideration of rent differences for various unit sizes at
the comparables, we have estimated current achievable rents for a hypothetical new on-campus
housing development of $1,420 for two-bedroom units, $1,980 for three-bedroom units, and $2,400
for four-bedroom units. These achievable market rents equate to current achievable per bedroom
rents of $710 for two-bedroom units, $660 for three-bedroom units, and $600 for four-bedroom
units. Note that these rents were determined by evaluating per month rents at area off-campus
properties that generally require 12-month lease periods. As such, in offering on-campus housing
that may be available for nine months (during the main academic calendar year), any on-campus
units may be able to achieve a moderate premium over a 12-month lease rate due to many students
only requiring student housing during the school year.

We would not anticipate development of new on-campus student housing prior to fall 2018 at
FAMU. Based on recent increases in rents at the selected off-campus comparable properties, we
anticipate rents for off-campus housing will increase an average of 1.5 percent annually between
now and fall 2018 when any new student housing could likely be opened. The table below illustrates
the potential fall 2018 rents for a hypothetical new on-campus apartment development.

AT POTENTIAL OPENING ACHIEVABLE MARKET RENTS

Fall 2018 Achicvable

Bedrooms Square Feet Per Bedroom Rent
Two-Bedroom/One-Bath 800 $730
Three-BedroomyTwo-Bath 1,050 $680
Four-Bedroom/Two-Bath 1,200 $620
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City of Tallahassee Planning Department

We spoke with John Reddick senior planner, and Bill Pebble, planner, with the City of Tallahassee
Planning Department regarding any new multifamily developments that are planned, proposed or
under construction at this time in the city that might attract student renters. Following is a list of
planned or proposed developments in the Tallahassee market, as well as a corresponding map
displaying which projects are in the PMA.

TALLAHASSEE AREA APARTMENT DEVELOPMENT PIPELINE
Distance to

FAMU
Map # Project Name Location Campus®  Units Beds Status Notes
Hancock Avenue NW comer of Richmond &
1 Residential Hancock Streets 1.7 mikes 14 56 Proposed 4BR/M4BA apartments
NE corner of High Road & Seven 4BR/4BA, 10 5SBR/5SBA
2 The Highlands Green Tree Lane 2.3 miks 17 78 Approved apartments
University Green FSU Under 217 units completed, eight units currently
3 Condominiums 3250 West Tennessee Street | 4.2 miles 404 1212 | Construction under construction; $398 per bed
Chapel Terrace
4 Redevelopment 100 Chapel Drive 1.5 miles 272 891 Approved Demo of former Chapel Terrace
5 Player's Club 222 Ocala Road 2.0 miles 174 600 Proposed Redevelopment of existing apartments
The Domain at 700 & 736 West Virginia
6 Tallahassee Street 1.2 miles 125 434 Approved Demo of Carolina Squire Apartments
] Everyreen at Southwood | 2229 Orange Avenue East 3.2 miles 288 504 Clearing Site 108 1BR, 144 2BR, 36 3BR
The Station at Railroad Proposed two-phase development with 5-
B Avenue 440 FAMU Way 0.4 miles 300 900 Propased story parking garage
Five-story mixed-use building with
SW comer of Kissimmee restaurant, retail, apartments. and parking
9 Wahnish Way Street & Wahnish Way 0.4 miles 53 210 Proposed gRrage
Demo of existing structures for
NW corner of Stearns & apartments; 533 parking spaces, 96
10 Stadium Overlook Mosley Streets 0.6 miles i92 600 Proposed bicycle spices
SW comer of Eppes Drive Four-story mixed-use building with retail
11 Eppes Redevelopment | West & Jackson Buff Road | 1.0 mile 49 196 Approved and office space; 4BR units
Total 1,888 | 5,681
Total in PMA 594 1,906

*Distances calculated from Student Services Center
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After reviewing the list of planned developments in the area, four properties are proposed in the
PMA that would potentially attract FAMU students based primarily on their locations. The other
seven properties are outside the PMA and would not likely attract FAMU students based on their
locations. Of the 594 units/1,906 beds proposed within the PMA, we would anticipate based on
location the following shares of support from FAMU students, based on our survey of existing
apartments. Note that if developed, the two properties within 0.2 miles of the FAMU campus are
expected to attract nearly all of their tenant bases from student who attend FAMU. The other two
properties would be expected to receive relatively small shares of support from FAMU students
based on our off-campus housing survey and interviews with area property managers.
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ANTICIPATED SUPPORT FOR PROPOSED PROJECTS FROM FAMU STUDENTS

Share of Beds for
FAMU FAMU
Project Name Location Units Beds  Students Students Status
The Station at Railroad Avenue 440 FAMU Way 300 9500 95% 855 Proposed
SW corner of Kissimmee
Wahnish Way Street & Wahnish Way 53 210 100% 210 Proposed
NW corner of Stearns &
Stadium Overlook Mosley Streets 192 600 10% 60 Proposed
SW corner of Eppes Drive
Eppes Redevelopment West & Jackson Bluff Road | 49 196 10% 20 Approved
Total in PMA 594 | 1,906 1,145

Of the four proposed projects targeting students within the PMA, we would anticipate approximately
1,145 bed spaces may potentially be filled by FAMU students if these properties are all developed.
While it is quite possible that all four projects may not actually be developed, we have considered
the estimated number of beds that could be occupied by FAMU students in our penetration rate
calculation.

Demand Analysis

Florida A&M University currently offers a total of approximately 2,506 on-campus beds in
university-operated residence halls. Note that FAMU only requires freshmen to live on campus, but
still typically operates at high occupancy (93 percent or more) at the start of each fall semester
according to Mr. Talton. We have removed the students residing in on-campus housing from our
demand calculations for off-campus student housing.

Additional deductions are needed to account for the number of students who are graduate students or
are part-time undergraduate students who would not be likely to consider new housing off-campus
options such as the Subject. Note that in estimating the number of graduate/professional students at
the time of the Subject’s opening, we considered the declining trend in graduate enrollment at
FAMU.

According to the 2016 University Work Plan provided by Mr. Talton of FAMU, the planned fall
2016 enrollment at FAMU is 9,375 students. However, by fall 2019, planned enrollment is 10,086.
We have applied the planned enrollment figures provided by FAMU to estimate demand for on-
campus housing at FAMU.

The following table illustrates the projected undergraduate, graduate, and unclassified student
enrollment totals for fall 2016 through 2020 based on data provided by the FAMU office of planning
for years 2016 through 2019, while our estimates for fall 2020 are based on projected trends for
enrollment figures provided by FAMU. Note that we are relying on projections provided by FAMU
to be accurate and have not analyzed or independently reviewed the projections for reasonableness.
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Projected Annual _14:all Semester Enrollment

Classification 2019 2020
Undergraduate 7,186 | 7,186 | 7,456 7,705 7,859
Graduate/PhD 1,814 | 1,916 | 1,991 2,031 2,072
Unclassified 375 350 | 350 350 350
Total | 9,375 | 9,452 | 9,797 | 10,086 | 10,281
Percent Change | -5.5% | 0.8% | 3.7% | 29% | 1.9%

Source: FAMU and Novogradac & Company LLP (2020 estimate only)

The projections provided by FAMU for fall semesters 2016 through 2019 along with our estimates
for year 2020, as illustrated in the preceding table, suggest a general upward trend in enrollment is
expected at FAMU over the next five years. The projected enrollment is expected to decrease by an
additional 5.5 percent in fall 2016, but is expected to grow slightly (0.8 percent) in fall 2017 and
then experience more significant growth in fall 2018 through fall 2020, as new on-campus housing
options and other facilities are anticipated to become available by 2018, which should create a
moderate surge in enrollment.

With only freshmen currently required to live on-campus, and based partially on our
recommendations for new housing beds on-campus, we have suggested a total bed capacity of
approximately 2,700 beds per 10,000 FAMU students. This is also based on our case study research
of other similar schools illustrated later.

As mentioned previously, we would anticipate the soonest new housing would be available on
campus at FAMU would be for fall 2018. The following table summarizes our demand calculations
for student housing at the time of anticipated opening for a new student housing development, prior
to the fall 2018 semester at FAMU.
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FLORIDA A&M UNIVERSITY STUDENT HOUSING DEMAND FOR FALL 2018

Demand
Demand Component Summary

Target School's Projected Fall 2018 Enrollment 9,797

Minus Projected Fall 2018 Graduate/PhD & Unclassified Student Enrollment | -2,341

Equals Anticipated Fall 2018 Undergraduate Enrollment | 8213

Anticipated Fall 2018 Undergraduate Enrollment 8,213

Minus Projected Fall 2018 Part-time Undergraduate Enrollment -1,230

Equals Projected Fall 2018 Full-time Undergraduate Enrollment 6,983

Anticipated Fall 2018 Full-time Undergraduate Enrollment 6,983

Minus Existing On-campus Housing Beds -2,506 |

Equals Fall 2018 Full-time Undergraduate Students Not Potentially Housed On-campus 4,477

Fall 2018 Full-time Undergraduate Students Not Potentially Housed On-campus 4,477
Minus Planned On-campus Student Housing Beds 0

Equals Anticipated Fall 2018 Full-time Student Potential Support Base 4,477

Proposed Student Housing Beds to be added to the FAMU Campus | 1,400

Divided by the Fall 2018 Full-time Student Potential Support Base /4,477

Equals New Student Housing Capture Rate for Fall 2018 31.3%

Data sources: FAMU Fact Book, officials, Novogradac & Company LLP

As shown in the previous calculations, it is estimated that in fall 2018 there will be an estimated
potential full-time, undergraduate student support base of 4,477 students attending FAMU. Note
that according to housing representatives and our survey of FAMU students, several students are
living at home or with friends given the number of students who reported having no housing
expenses. Dividing the 1,400 new potential beds being considered by FAMU by the potential
support base of 4,477 students yields a required capture rate of 31.3 percent. This is considered a
high capture rate for a new on-campus student housing development. However, based on our
discussions with FAMU officials, the most likely scenario would be gradual phasing of new student
housing beds as some of the older housing stock on campus is demolished and replaced, or else
significantly renovated. Based on our recommendations, if we assume a 600-bed development were
to replace the 124 existing beds at Palmetto North, as suggested in our conclusions, the capture rate
for a new 600-bed project would be 13.4 percent, which is considered an achievable capture rate for
a new on-campus student housing development, assuming it is built with features, unit sizes, and
amenities that allow it to compete with modern off-campus housing options in Tallahassee.
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In order to provide another level of analysis, we have considered the penetration rate for the
existing, under construction, planned, or proposed purpose-built student housing units in the PMA.
Note that we have considered the estimated share of units pre-leased by Florida A&M University
students at some of the under construction purpose-built properties due to the fact that the majority
of the future residents at some of these properties are Florida State University students, rather than
FAMU students. Additionally, for the proposed projects, we have estimated the anticipated number
of beds that would potentially be occupied by FAMU students based on our field survey
observations and FAMU student shares we gathered. Including all units at the under construction
properties that are primarily attracting FSU students would overstate the new competition in the
market that would be competing for FAMU students. The new properties that are under construction,
as well as any planned new off-campus area apartments are summarized in the following table:

PURPOSE-BUILT OFF-CAMPUS STUDENT HOUSING COMPETITORS

Estimated % Estimated Preleased

Property Name Units Beds FAMU Students FAMU Beds  Occupancy
College Town Phase IT 88 199 10% 20 50.0%
The Court 54 162 10% 16 98.0%
The Station at Railroad Avenue 300 900 95% 855 N/Ap
Wahnish Way 53 210 100% 210 N/Ap
Stadium Overlook 192 600 10% 60 N/Ap
Eppes Redevelopment 49 196 10% 20 N/Ap

Total 736 2,267 1,181

N/A - Not Applicable as it is proposed

In total, there are an estimated 1,181 student housing beds at new or proposed off-campus apartment
properties that are approximated to be occupied upon opening by FAMU students. These new or
proposed off-campus student apartments attracting, or likely to attract FAMU students have been
deducted as new competitive supply from our penetration rate analysis for a new student housing
development at FAMU. The new potential student housing units/beds at FAMU, as well as other
planned or proposed off-campus student-oriented apartment beds that have or are expected to be
leased by FAMU students, and the supply of under construction competitive beds that have been
preleased by FAMU students are considered in the following penetration rate calculation.

FAMU STUDENT HOUSING PENETRATION RATE FOR FALL 2018

Fall 2018 Full-time Undergraduate Students for New Potential Housing 4477

Minus Proposed & Under Construction Off-campus Beds with FAMU students -1,181

Equals Anticipated Fall 2018 Full-time Undergraduate Student Support Base 3,296
Proposed Student Housing Beds in Fall 2018 600

Divided by the Fall 2018 Full-time Student Potential Support Base /3,296

Equals Subject Capture Rate for Fall 2018 18.2%

Data sources: FAMU

The 18.2 percent penetration rate for potential new student housing at FAMU, which considered the
under construction and proposed units in the PMA that we surveyed that have been pre-leased by
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FAMU students, or estimated would likely be leased by FAMU students, is considered good and
achievable, provided the new beds and housing facility are designed with modern amenities and
student features in mind, and offer single-occupancy living at reasonable rent levels for the market.

Ancillary Facilities Findings

We have been asked to recommend the amount of ancillary space that should be offered to students
at FAMU. In order to determine such numbers and estimates, we contacted 36 colleges and
universities in the southeastern portion of the nation to request data on square footage of various
school facilities, enrollment, and typical housing occupancy. Of the 36 schools we contacted for
school facilities information, four schools responded to our email and follow-up telephone call
requests. These schools include East Tennessee State University (ETSU) in Chattanooga, Tennessee,
Florida Gulf Coast University (FGCU) in Fort Myers, Florida, James Madison University (JMU) in
Harrisonburg, Virginia, and Valdosta State University (VSU) in Valdosta, Georgia.

Based on our review of the data we received, enrollment at James Madison University has more than
21,000 students, and as a school with an enrollment more than double FAMU’s enrollment, we have
opted to exclude the data for this much larger school from our space analysis.

In order to best compare to current facilities offered at FAMU, we analyzed the square footage
reported and housing beds on each campus to be reflective of a per 10,000 students total, which is
similar to enrollment in fall 2015 at FAMU. The averages for various types of space per 10,000
students are also presented. We have drawn our conclusions for the estimated amount of necessary
ancillary facilities space based largely on the data collected from ETSU, FGCU, and VSU.

Of the three schools we have analyzed, enrollment is lowest at VSU and is greatest at FGCU.
Enrollment ranges from 11,302 to 14,824 students, which is larger than the most recent enrollment
total for FAMU. Two schools, ETSU and VSU, reported a declining enrollment trend, while FGCU
reported enrollment is increasing.

Retail Space
The retail space offered on-campus at the three comparable schools providing data ranges from

5,540 to 19,820 per 10,000 students, with an average total of 11,280 square feet. We would suggest
that with approximately 10,000 students, FAMU should offer approximately 12,000 square feet of
retail space on campus. Note that while above the average, we believe a modern campus such as
being given future consideration by FAMU should offer slightly more retail space than is indicated
by the average. We believe offering more retail stores on-campus could enhance marketability of
living on-campus and would be attractive to upperclassmen that may currently prefer living off-
campus in part due to being closer to retail opportunities.
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Dining Halls/Food Services Space

Among the three comparable schools providing data, dining hall and food service space totaled
between 21,520 and 53,442 square feet, with an average of 34,838 square feet per 10,000 students.
The average figure appears appropriate and is similar to the current dining hall and food service
space offered at FAMU. As such, we believe approximately 35,000 square feet of dining hall and
food service space to be appropriate for a school with FAMU’s enrollment of approximately 10,000,
Note this space includes both public areas and “back of house” support areas.

Indoor Recreation Space

The total indoor recreation area space available to students attending the three comparable schools
ranges from 23,703 to 74,369 per 10,000 students enrolled. This is a relatively wide range, with two
of the three schools reporting more than 67,000 square feet of indoor recreation space per 10,000
students. Currently, FAMU offers 55,261 square feet of indoor recreation space to students. Based
on our examination of the comparable schools and recreation spaces, it is our opinion that slightly
more recreation space (approximately 5,000 square feet) might be appropriate for FAMU, but would
not be required to improve marketability. Such space could possibly be incorporated into a new
housing development, and would not necessarily need to be added at existing recreational facilities.

Library Space
Among the three comparable schools, library space per 10,000 students enrolled ranges from 34,396

to 160,454 square feet, which is a very wide range. Two of the three schools have library space of
greater than 125,000 square feet, and the average among the three schools is 107,721 square feet.
Currently, FAMU offers 134,757 square feet of library space, which is considered adequate and
appropriate for a school of its size. We do not believe more library space is necessary at this stage
for FAMU, given recent and projected enrollment trends.

Student Union Space

For student union space, FAMU offers University Commons, which is 68,496 square feet. The
comparable schools offer between 49,905 and 116,583 square feet of student union space per 10,000
students, with an average of 88,971 square feet per 10,000 students. This is approximately 20,000
more square feet than the FAMU student union currently offers. As FAMU works to attract more
students, a renovation or expansion of the current student union could improve the school’s appeal to
visiting potential students, which could be a factor in potentially increasing enrollment. We have
suggested student union space of approximately 85,000 square feet of total space per 10,000 students
at FAMU.

Housing
The three comparable schools reported bed capacities of 2,258 to 3,189 per 10,000 enrolled students,

with an average capacity of 2,637 beds per 10,000 students. All three schools reported on-campus
housing occupancy is typically at least 95 percent, with an average of 96 percent.
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With only freshmen currently required to live on-campus, and based partially on our
recommendations for new housing beds on-campus, we have suggested a total bed capacity of
approximately 2,700 beds per 10,000 FAMU students. In order to achieve this capacity per 10,000
students at FAMU, it is our opinion that the following existing and in use, older residence halls
should be demolished or significantly renovated in order to improve the housing stock and allow for
development of housing that is capable of competing with modern housing alternatives offered off-
campus in Tallahassee.

Suggested Residence Halls to be Replace or Renovated at FAMU

Name Address Beds Unit Types Year Built
Paddyfote Complex | 1529 Wahnish Way 231 Double 1967
Gibbs Hall 1596 Gibbs Hall Trail 302 Double 1955
Young Hall 1591 Gibbs Hall Trail 79 | Double/Single 1929
Sampson Hall 1599 Gibbs Haill Trail | 159 | Double/Single 1938
Truth Hall 1699 S. MK Ir. Blvd. 103 Double 1958
Palmetto North 221 Palmetto Street 124 Double
Total Beds 998

In total, the older residence halls at FAMU have 998 beds that in our opinion should be replaced or
renovated. All of these beds are in facilities that are almost 50 years old or more and have passed
their prime as serviceable institutional grade housing based on our inspection of the campus. Note
that this determination is not a reflection of maintenance or engineering issues.

We would anticipate FAMU may be able to develop as many as 1,400 new on-campus housing beds
between fall 2018 and fall 2023 based on our findings and enrollment projections provided by
FAMU. When we consider the approximately 1,500 beds at Palmetto South, Palmetto III, and
FAMU Village (the most modern on-campus housing properties), as well as the 1,400 estimated
beds that may be needed at FAMU by fall 2023, this yields a total on-campus bed capacity of
approximately 2,900 beds at a time when FAMU enrollment may total more than 11,000 students,
assuming a gradual upward enrollment trend. This number of beds (2,900), assuming enrollment of
nearly 11,000 students, equates to a similar ratio of beds to enrollment with the 2,700 beds estimated
above per 10,000 students.

If developed as such, by fall 2023 we would anticipate no housing stock on-campus would be more
than 30 years old in terms of effective age (assuming any existing older residential buildings are
updated to modern standards), and this should be a significant benefit to FAMU in attracting
students who consider housing a significant factor in their choice of schools.

Novogradac & Company LLP



47

Student Housing Market Study, Tallahassce, FL

Critical Student Housing Survey Results

Addendum C of this report includes the results of our online and intercept survey findings. This
information was gathered online (using a SurveyMonkey.com platform) from Florida A&M
University students between May 9, 2016 and May 20, 2016, and in person via intercept surveys,
between May 16 and 18, 2016. In total we surveyed 328 current FAMU students who provided
details on the enrollment status and class rank, as well as input regarding where students currently
live and what options influence their housing choices. These findings are considered significant
factors in our projections of future housing needs and demand for students attending FAMU.

Of the 328 FAMU students surveyed, 29 percent were sophomores and juniors, and 21 percent were
seniors. Freshman represented less than 10 percent of those surveyed, and graduate/professional
students were 11.6 percent of those surveyed. The range of students surveyed is considered to be a
good representation of the student body at FAMU.

What is your enroliment type?

Full-time

Part-tme I

0% 10% 20% 30% 40% 50% B80% 70% 80% 0% 100%

Answer Choices Responses
Full-time 85.1% 311
Part-time 4.9% 16
Total az7

Of the 327 students responding to the question of enrollment type, slightly more than 95 percent
were enrolled full-time, with less than five percent enrolled part-time. Since part-time students are
typically less responsive to on-campus or off-campus student housing, we believe this survey has
sampled a large share of students who would at least potentially consider student-oriented housing.
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A total of almost 48 percent of the students surveyed rent an off-campus apartment or condominium
unit, while almost 23 percent of the respondents live on-campus in a residence hall at FAMU and
19.5 percent live in an on-campus apartment, such as the newest on-campus housing, FAMU
Village. The share of students living in off-campus apartments is greater than the share of students
surveyed who live on-campus.

A total of more than 82 percent of students surveyed reported having a private bedroom, while
almost 18 percent have a shared bedroom, as is typical in the residence halls at FAMU. Given the
share of students with a private bedroom currently, it can be implied that modern student housing
options should generally offer private sleeping areas for each student, as that is the general
preference of students. Rarely are off-campus housing options now developed that require renters to
share bedrooms, and when they are offered, it is typically at a significant discount to a private
bedroom in the same unit. We have considered the surveyed students’ preferences for private
bedrooms in our suggestions for future student housing at FAMU.
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How many people do you share housing
with currently?

50%
40%
30%
20%
- . - -
D%
0 1 2 3 4 5+
Answer Choices Responses
0 12.2% 40
1 21.3% 70
2 18.0% 5%
3 % 27.4% a0
4 12.2% 40
5+ 8.8% 28
Total 328

A total of 27.4 percent of students surveyed reported sharing housing with three other persons,
suggesting they reside in a four-bedroom rental unit, either on or off-campus. The second highest
share of students surveyed (21.3 percent) reported having one roommate, and 18 percent of students
reported living with two other persons. Somewhat surprisingly, 21 percent of the student surveyed
indicated they live with four or more roommates, suggesting there could potentially be demand for
large bedroom types.

Novogradac & Company LLP




50

Student Housing Market Study, Tallahassee, FL.

How satisfied are you with your current

housing expense?
B0%
S0%
40%
30%
20%
- -
0%
Extremely Satiafied Dissatigfied Extremely
satisfied dissatisfied
Answer Choices Responses
Extremely satisfied . 10.4% 34
Satisfied 43.6% 143
Diseatisfied 30.8% 1014
Extremely disaatisfied 15.2% 50
Total - -

Almost 44 percent of the students surveyed reported being satisfied with their current housing
expense, and 10.4 percent reported being extremely satisfied. However, a total of 46 percent of
students, or nearly half, reported being at least dissatisfied with their housing expense. This suggests
that with most students who pay for housing reportedly paying less than $600 in most cases, students
are price sensitive in this market, where there are numerous rental options at a wide range of rent
ranges. Given this apparent housing cost sensitivity among FAMU students, future FAMU student
housing will have to be considered a reasonably priced alternative in order to compete favorably
against the Tallahassee rental market. As indicated later in our survey findings, most students would
prefer to live off-campus if given the option, and as a result on-campus housing would need to
represent a value compared to similar quality off-campus housing in order to attract studénts to live
on-campus, where rules and regulations for housing are generally more rigid than off-campus rental
properties.
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Of the 326 students who responded, almost 89 percent reported having lived on-campus during their
tenure at FAMU. This is not all that surprising since freshmen are required to live on campus. This
indicates that the responses to follow are generally indicative of students who are familiar with the
on-campus housing options at FAMU, and for whom an opinion on the on-campus housing is
considered to be reasonably determined.

Given that nearly 89 percent of students surveyed have lived on campus at FAMU, it is telling that if
all things were equal in terms of costs, almost 73 percent of students would prefer to live off-
campus, compared to 27.1 percent who responded that they would opt for on-campus housing if
costs were generally equal to off-campus options of similar caliber. While the share of students
preferring to live on-campus is not high, the share does represent more than one-quarter of the

respondents.
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What are the three most important factors
you consider in selecting your housing?
{Please seiect only three choices)

Proximity to
FAMU campus

Age and
condition of...

Monthiy
housing expe...
Unit amenities
offered...

Property
amenities...
Proximity to
work {if...
Proximity to
retzil and...
All-inclusive
housing {ren...
Modern
security...
0% 0% 20% 30% 40% 50% 60% T0% 80% 90% 100%
Answer Choices Responses
Proximity to FAMU campus 71.6% 235
Age and condition of housing 48.5% 159
Monthly housing expense (including utility costs) 68.6% 225
Unit amenities offered (appliances, washer and dryer, wood floors, patio, etc...) 421% 138
Property amenities offered {swimming pool, exercise room, computer lab, efc...) 12.8% 42
Proximity to work {if employed off-campus) 10.7% 35
Proximity to retail and dining options 8.2% 27
All-incluaive housing (rent, utilities, and furnishings all covered by one payment) 46.0% 151
Modem security features 7A% 56

Total Respondents: 328

The three most important factors to FAMU students in their housing selection are monthly housing
expense, proximity to the FAMU campus, and the age and condition of the housing. Also of
significant consideration are “all-inclusive housing” and unit amenities offered.
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When asked what students would be willing to pay in total housing costs for new student housing at
FAMU, more than 29 percent responded between $400 and $499 and 28.4 percent responded less
than $400. A total of 16.5 percent of students would consider paying $500 to $599 for on-campus
housing and 6.7 percent reported willingness to pay $600 to $699 for on-campus housing. Of note,
just 9.8 percent of students surveyed reported a willingness to pay as much as $700 or more to live
on-campus. This is a limited share of the students surveyed that we have considered in our
suggestions of potential unit mixes for future on-campus housing at FAMU.,

Novogradac & Company LLP




54

REGIONAL AND LOCAL AREA ANALYSIS



55

Student Housing Market Study, Tallahassee, FL

REGIONAL AND LOCAL AREA ANALYSIS
PRELIMINARY PRIMARY MARKET AREA (PMA)

The Primary Market Area for an off-campus student housing project is typically defined as the
geographic area where at least 60 to 70 percent of the students attending the targeted university or
college will consider residing during their tenure at the school.

For a new project, which would feature modern amenities and conveniences for students and an on-
campus location, we would anticipate support will originate from students already living on-campus
and in surrounding areas of the city of Tallahassee, Florida. Apartment managers and leasing agents
at area comparables said that most students attending Florida A&M University (FAMU) prefer to be
within a relatively short distance of the campus if possible, depending on area security and housing
cost.

Specifically, the PMA for FAMU student housing includes the central portion of Tallahassee,
excluding the Florida State University campus area. The PMA is bounded by the Florida State
University campus and 7™ Avenue to the north; Blair Stone Road to the east; Ridge Road and West
Lake Bradford Road to the south; and Eisenhower Street, Chipley Street, and Appleyard Drive to the
west. The PMA is as follows.
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Overview

The Subject is located in Tallahassee, Leon County, Florida. According to the U.S. Census, the 2010
population of Tallahassee was 181,376, making it the 126™ largest city in the United States. Leon
County is bordered by the state of Georgia to the north, Jefferson County to the east, Wakulla
County to the south and Liberty and Gadsden Counties to the west. For the purposes of this report,
we have defined central Tallahassee and the vicinity as the Subject’s Primary Market Area (PMA).
Leon, Gadsden, Jefferson, and Wakulla Counties are included in the Tallahassee, FL Metropolitan
Statistical Area (MSA).

Location and Proximity to Metropolitan Areas
Leon County is located in the panhandle of North Florida. The Subject is located approximately 17.0

miles south of the Georgia state border near the state capital. The following table illustrates
distances to surrounding large cities.
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PROXIMITY TO MAJOR CITIES

Panama City, FL 85 miles
Jacksonville, FL 157 miles
Tampa, FL 203 miles
Orlando, FL 217 miles

Transportation

Highway: FAMU is located in central Tallahassee, in close proximity to several
highways, including State Route 319, State Route 27, State Route 90, and
Interstate 10. Interstate 10 provides east-west access throughout North
Florida, from Jacksonville in the east to Mobile, Alabama in the west. State
Route 319 runs in a north-south direction on the eastern boundary of
Tallahassee, connecting to Interstate 10 approximately 5.5 miles north of the
Subject. Additionally, State Route 90 provides east-west access across the
northern portion of Tallahassee and connects to Interstate 10 approximately
8.4 miles northeast of the Subject.

Air: The closest airport to FAMU is the Tallahassee International Airport (TLH).
The airport provides transportation to over 690,000 passengers a year through
Delta, American Airlines, and Silver Airways. The airport is located
approximately 3.5 miles southwest of the Subject. The nearby location and
easy access to the airport is a valued amenity for students who may use air
travel to get home or for other frequent uses.

Higher Education

Hypothetical new housing being evaluated in this report would be located on the Florida A&M
University (FAMU) campus. As such, new on-campus housing will be in close proximity to most
campus academic buildings, athletic facilities, the library, and administrative buildings. The
university offers 54 undergraduate programs, 29 graduate programs, three professional programs,
and 12 doctoral programs. Some of the most popular undergraduate programs at FAMU include
architecture, journalism, computer information sciences, and psychology. Florida State University,
with a fall 2015 enrollment of 41,473 students, and Tallahassee Community College, which serves
more than 37,000 students, are also located in Tallahassee.

Healthcare

Tallahassee Memorial HealthCare (TMH) is a full-service, nationally ranked hospital located
approximately 2.3 miles northeast of the Florida A&M University campus. Tallahassee Memorial
HealthCare is the leading healthcare system in the region, serving the surrounding 17 counties in
North Florida and South Georgia. TMH offers 772 beds and over 500 medical staff members,
making it the seventh largest hospital in the state of Florida. Services offered include primary care,
heart and vascular services, comprehensive cancer services, and a wide range of surgical services.
Additionally, the student health services center provides outpatient primary care to students at
FAMU.
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Population and Households
The following tables illustrate population and household trends in the PMA, MSA, and the nation
from 2000 to 2020.

POPULATION

Tallahassce, FLL MSA
Number Annual Change Number Annual Change Number Annual Change

2000 31,061 - 320,274 - 281,421,906 -

2010 33,527 0.8% 367,413 1.5% 308,745,538 1.0%
2015 33,682 0.1% 374,301 0.4% 318,536,439 0.6%
2020 34,142 0.3% 380,358 0.3% 330,622.575 0.8%

Source: ESRI Demographics 2015, Novogradac & Company LLP, May 2016

HOUSEHOLDS
Tallahassce, FI. MS A

Number Annual Change Number Annual Change Number Annual Change

2000 13,196 - 125,532 - 105,480,101 -

2010 13,789 0.4% 144,033 1.5% 116,716,292 1.1%
2015 13,864 0.1% 146,601 0.3% 120,746,349 0.7%
2020 14,073 0.3% 149,208 0.4% 125,477,562 0.8%

Source: ESRI Demographics 2015, Novogradac & Company LLP, May 2016

As indicated in the previous tables, population and households in both the PMA and MSA increased
between 2000 and 2015. Population and household growth is anticipated to increase at similar rates
in the PMA and MSA through 2020. It should be noted that the Subject’s target tenancy are students
living in Tallahassee. As households and population grow in the PMA, the potential support for
housing in proximity to the target school, particularly on or nearby campus, will also continue to
grow.

Median Household Income Levels
The following table illustrates the median household income in the PMA, the MSA, and the nation.

MEDIAN HOUSEHOLD INCOME

Tallahassee, FL MS A

Amount Annual Change Amount Annual Change Amount Annual Change
2000 $23,606 - $36,367 - $42,164 -
2015 $27,390 1.1% $44,381 1.4% $53,217 1.7%
2020 $30,653 2.4% $51,753 3.3% $60,683 2.8%

Source: ESRI Demographics 2015, Novogradac & Company LLP, May 2016

As demonstrated, median household income in the PMA is significantly below that of the MSA and
the nation. However, this can be attributed to the large share of student households in the PMA,
many of whom have low incomes.
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The following table depicts general tenure patterns from 2000 through 2020.

TENURE PATTERNS PMA
Owner-Occupied Percentage Renter-Occupied Percentage
Units Owner-Occupied Lnits Renter-Occupied
2000 5,123 38.8% 8,073 61.2%
2015 4,168 30.1% 9,696 69.9%
2020 4,214 29.9% 9,859 70.1%

Source: ESRI Demographics 2015, Novogradac & Company LLP, May 2016

In 2015, 69.9 percent of households in the PMA were renter-occupied, compared to 30.1 percent
owner-occupied. The percentage of renter-occupied households in the PMA is high and is expected
to increase through 2020 both as a percentage and in terms of the number of renters. The number of
area renter households in the PMA is expected to increase by approximately 163 households over
the next five years, which will increase demand for high quality rentals.

ECONOMIC ANALYSIS

Leon County, Florida is the home of Florida A&M University (FAMU) and Florida State University
(FSU), both higher education institutions located in Tallahassee, the state capital of Florida.
According to “Economic Contributions of the State University System of Florida in Fiscal Year
2009-10”, annual output related to Florida A&M University is approximately $49.3 million, with an
additional $309.1 million in value added to the community. It is estimated that FAMU is
responsible for the maintenance of more than 1,700 jobs in the area economy. Apart from FAMU,
educational services provide over 18,000 jobs for the area. The educational services sector is a
historically stable industry that has enabled the area to quickly recover from the most recent national
recession.

Major Employers
The following table details the major employers in Tallahassee, Florida.

MAJOR EMPLOYERS
Tallahassee, FL

1 State of Florida Public Administration 22,612
2 Florida State University Educational Services 12,512
3 Leon County Schools Public Administration/Educational Services 4,550
4 Publix Supermarket Retail 3439
5 Tallahassee Memorial HealthCare Health Care 3,190
6 City of Tallahassee Public Administration 2,736
7 WalMart Stores Retail 2,117
8 Leon County Public Administration 1,919
9 Florida A&M University Educational Services 1,759
10 Tallahassee Community College Educational Services 1,631
11 Capital Regional Medical Center Health Care 1,151

Source: Economic Development Council of Tallahassee/Leon County, Inc; taledc.com
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The major employers in Tallahassee are primarily concentrated within the public administration,
education, and retail sectors. According to local sources, the diverse industries represented by major
employers in this community provide stability to the local economy. Florida A&M University and
Florida State University are major drivers of economic growth in the area, generating a total
economic impact of more than $1,351 million and sustaining over 14,000 jobs in the regional

economy.

Employment and Unemployment Trends
The following table details employment and unemployment trends for the MSA from 2006 to year-

to-date 2016.

EMPLOYMENT & UNEMPLOYMENT TRENDS (NOT SEASONALLY ADJUSTED)
Tallabassee. FL MS A

USA

Total Yo Unemployment ~ Total Yo Unemployment 3
" . Change N . Change
Fmploviment Change Rate Emplovment Change Ritte
2006 178,955 - 2.8% - 144,427,000 - 4.6% -
2007 181,348 1.3% 3.3% 0.5% 146,047,000 1.1% 4.6% 0.0%
2008 181,824 0.3% 4.8% 1.6% 145,363,000 -0.5% 5.8% 1.2%
2009 177,719 -23% 7.4% 2.6% 139,878,000 -3.8% 9.3% 3.5%
2010 174,600 -1.8% 8.4% 1.0% 139,064,000 -0.6% 9.6% 0.3%
2011 174,383 -0.1% 8.3% -0.2% 139,869,000 0.6% 9.0% 0.7%
2012 173,969 0.2% 74% -0.8% 142,469,000 1.9% 8.1% -0.9%
2013 174,666 0.4% 6.5% -1.0% 143,929,000 1.0% 7.4% 0.7%
2014 177,902 1.9% 5.8% -0.6% 146,305,000 1.7% 6.2% -1.2%
2015 176,671 0.7% 5.2% -0.7% 148,833,000 1.7% 53% -0.9%
2016 YID Averagze* 178,326 0.9% 4.6% -0.6% 148,833,417 0.0% 5.2% -0.1%
Mar-2015 177,215 - 51% - 147,635,000 - 5.6% -
Mar-2016 179,727 1.4% 4.4% -0.7% 150,738,000 2.1% 5.1% 0.5%
Source: U.S. Bureau of Labor Statistics May 2016
*2016 data is through Dec
Annual Employment Change
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Unemployment Rate Trends Manthiy Camparisan
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Employment trends in the Tallahassee, FL MSA have been better than national trends since 2005,
with lower unemployment rates than the national average. The MSA saw significant job losses in
2008 and 2009 during the national recession, and while employment has not recovered to pre-
recession levels, Tallahassee has added 9,000 new jobs in the last three years. The unemployment
rate in the MSA has decreased each year since 2010, and is currently estimated at 4.5 percent, which
is below the national average. These are signs of economic improvement with employment
approaching pre-recession levels.

Novogradac & Company LLP



63

Student Housing Market Study, Tallahassee, FL

Employment by Occupation/Industry
The following table illustrates employment by industry for the PMA and the nation, as of 2015.

2015 EMPLOYMENT BY INDUSTRY

Agric/Forestry/Fishing/Hunting 0.6% 0.8% 1.3%
Mining 0.0% 0.1% 0.7%
Construction 3.7% 5.2% 6.4%
Manufacturing 1.8% 2.9% 10.6%
Wholesale Trade 0.8% 1.2% 2.5%
Retail Trade 11.1% 11.1% 11.6%
Transportation/Warehousing 1.9% 23% 4.2%
Utilities 0.2% 0.6% 0.8%
Information 1.4% , 1.6% 2.0%
Finance/Insurance 3.6% 3.8% 4.8%
Real Estate/Rental/l easing 1.1% 2.0% 1.9%
Prof/Scientific/Tech Services 7.5% 8.0% 6.8%
Mgmt of Companies/Enterprises 0.0% 0.0% 0.1%
Admin/Support/Waste Mgmt Srvcs 3.9% 3.8% 4.2%
Educational Services 20.0% 14.4% 9.2%
Healthcare/Social Assistance 9.2% 11.2% 13.7%
Arts/Entertainment/Recreation 2.2% 2.1% 2.2%
Accommodation/Food Services 13.7% 8.6% 7.4%
Other Services (excl Publ Adm) 6.0% 5.3% 5.1%
Public Administration 11.3% 14.8% 4.8%
Total Employment 14,763 174,390 147,789,353

Source: Esri Demographics 2015, Novogradac & Company LLP, May 2016

The previous table reflects the workforce for the PMA compared to national employment
concentrations by sector. As expected due to the large number of education and related sector jobs
in the area, employment in educational services in the PMA and SMA exceeds national employment
in this sector. The next three largest sectors of the economy are the accommodation/food services,
public administration, and retail trade sectors. In total, the top four sectors of the economy account
for approximately 56 percent of total employment in the PMA.

Conclusion

The local economy is generally stable, with a fairly diverse employment base in historically stable
industries such as education and public administration. Additionally, the presence of Florida A&M
University and Florida State University are major drivers of economic growth in the area, sustaining
more than 14,000 jobs in the regional economy. The local area has seen increasing trends in
population and household growth, which is projected to continue through 2020. The MSA
experienced significant job losses in 2008 and 2009 during the national recession, but has since
recovered significantly and continues to grow. The unemployment rate in the MSA has decreased
each year since 2010, and was estimated at 4.4 percent for March 2016, which is slightly below the
national average. These trends are positive signs for the continuing development of the Tallahassee
area. Note that with several potential retail, service, and FAMU jobs within a short bicycle or car
ride, new on-campus housing would generally have a good location for students who may be
working part-time while attending school.
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Florida A&M University Campus Map
The following is a map of the Florida A&M University campus.

Novogradac & Company LLP
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The new potential student housing being considered in this report would be located on the Florida
A&M University campus. The general borders of the campus include FAMU Way to the north,
South Martin Luther King Jr. Boulevard and South Adams Street to the east, Orange Avenue to the
south, and Wahnish Way and Perry Street to the west. Wahnish Way is the main north/south
thoroughfare inside the campus, from which most campus facilities and buildings may be accessed.
Uses along Wahnish Way include the Bragg Memorial Stadium, intramural recreational fields,
academic buildings, parking garage, and the Paddyfote dormitory. Gamble Street is the main
east/west thoroughfare and is located on the northern portion of campus. The Student Services
Center, the newly constructed FAMU Village on-campus apartments, and a variety of academic
buildings are located along Gamble Street. We assume any new student housing would be located
within walking distance of all these campus uses.

According to Craig Talton, Director of Facilities Planning and Construction with FAMU, the
University is currently considering several locations for the development of new student housing.
These plans include the demolition of Palmetto North, which are on-campus apartments with 124
beds spaces located in the southeastern quadrant of campus, to construct a 418-bed residence hall,
complete with retail, food services, and computer labs. There are also plans for the demolition of
McGuinn, Diamond, Cropper, Wheatley, and Truth Halls, located in the central core of the FAMU
campus, which would as proposed allow FAMU to construct a 660-bed residence hall. The number
of existing beds that are mothballed and will be replaced at McGuinn, Diamond, Cropper, and
Wheatley Halls is unknown, while Truth Hall has a current capacity for 103 students. Additionally,
there are plans to eventually renovate the Paddyfote dormitory complex (231 beds) and Gibbs Hall
(302 beds), which are located in the central core of campus. At least 124 bed spaces at Palmetto
North and 103 spaces at Truth Hall, along with mothballed bed spaces not included in current
campus housing capacity at McGuinn, Diamond, Cropper, and Wheatley Halls, would likely be
eliminated to accommodate construction of new student housing as suggested in this report.

Predominant Land Uses

The potential new student housing will be located on the Florida A&M University campus in central
Tallahassee. As such, it is assumed based on our inspection that new student housing would be in
close proximity to campus facilities, including the library, student services center, various academic
buildings, recreational facilities, the University Commons (student union), and dining halls. The
majority of the improvements on campus are in average to good condition. To the north of the
FAMU campus, land uses primarily consist of multifamily housing and retail uses in good to
excellent condition. The primary commercial corridor to the north of campus is West Gaines Street,
which includes various restaurants, retail clothing stores, and government buildings. Land uses
directly east of the FAMU campus include commercial in retail uses in average to good condition.
The main commercial corridor to the east is located along South Monroe Street, which includes uses
such as Walgreen’s Pharmacy, the Southside Shopping Plaza, auto repair shops, convenience stores,
and several restaurants. Land uses to the south of the campus consist of commercial and retail uses
in average to good condition. Uses south of campus along West Orange Avenue consist of a post
office, middle school, various restaurants, places of worship, a public library, and apartments. Of
note, two of the comparables utilized in our analysis of the Subject, The Pointe at Adams Place and
College Club Townhomes, are located south of the FAMU campus. Land uses on the western
border of the FAMU campus consist primarily of single-family homes in poor to average condition.
Additionally, the retail and commercial uses located to the west of campus along Lake Bradford
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Road are in generally poor to average condition. Based on our site inspection, it appears that the
neighborhoods to the west of campus do not present desirable housing options for FAMU students.
Additionally, based on our site inspection and experience scouring the area, it appears that the
potential for crime is most significant to the west and southwest of the FAMU campus, in
comparison to other surrounding areas of the campus. The retail uses on main arterial roadways
surrounding the site appear to be approximately 90 to 95 percent occupied. Following is a map of
land uses surrounding FAMU and a crime risk index map for the PMA.
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Crime Risk index

0 D15DW or N
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The dark red area generally west and southwest of the FAMU campus is one of the highest crime
risk areas of the PMA. Based on our inspection, this area was the least desirable of the
neighborhoods surrounding the FAMU campus given the condition and age of the housing stock and
the elevated amount of vacant commercial space.
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Age/Condition of Surrounding Properties

The structures on campus at FAMU range from average to excellent condition. Land uses north of
the FAMU campus in the area surrounding West Gaines Street are in good to excellent condition.
Land uses to the east and south are generally in average to good condition, while land uses west of
the FAMU campus are in generally poor to average condition. There are no infrastructural changes
ongoing surrounding the FAMU campus that would impact accessibility.

The Court, a new student-oriented property that will open prior to fall 2016 semester, is completing
construction to the north of the FAMU campus along West Gaines Street. The Court, which is a 54-
unit development in a five-story midrise building, is currently 98 percent pre-leased for the fall 2016
semester. Additionally, College Town Phase II, an off-campus student property, is completing
construction this year and will open prior to the fall semester. This property is also located to the
north of the FAMU campus along West Madison Street. College Town Phase II, which is a 159-unit
development in a five-story midrise building, is currently 50 percent pre-leased for the upcoming fall
semester.  Of note, we have included these properties in our survey of off-campus apartments.
These will be among the most upscale student properties in the Tallahassee area when completed.
The development of these new off-campus student-oriented apartments suggests there is active
demand for additional student-oriented housing in the area.

Following are photographs of land uses surrounding the FAMU campus.

Retail center cast of campus Retail center east of campus
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Typical retail east of campus Subway east of campus

Gas station south of campus Library south of campus
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Proximity to Local Services

The following table illustrates the proximity to community services that are applicable to student
renters. Map numbers in the table correspond with the Locational Amenities Map that follows. To
calculate distances to community services, we considered the location of the student services center.
Any new student housing at FAMU with an on-campus location would be within close proximity to
academic buildings, recreational facilities, dining halls, and other on-campus amenities.
Additionally, we assume any new student housing will be located within close proximity to a bus
stop that serves campus and the city of Tallahassee. On or near the FAMU campus are a bank, a
convenience store/gas station, the university police department, a local city park, retail stores,
nightlife, and dining opportunities, as well as numerous amenities in downtown. Most amenities are
within less than a 1.0 mile walk of the FAMU student services center.

LOCATIONAL AMENITIES
Miles from
Map # Service Amenity Subject™
1 Public Transportation Bus Stop Adjacent
2 Library Samuel H. Coleman Memorial Library 0.1
3 Entertainment/Dining Proof Brewing Company 0.3
4 Fermentation Lounge 0.4
5 Nefetari's 04
6 GrassLands Brewing Company 0.5
7 Voodoo Dog 0.5
8 Gaines Street Pies 0.5
9 Wendy's 1.1
10 Hungry Howie's Pizza and Subs 1.2
11 Student Union University Commons 0.3
12 Medical Center FAMU Student Health Services Center 0.4
13 Convenient Store/Gas Station Marathon Gas Station 0.7
14 Bank Bank of America 0.8
15 Phammacy Walgreens Pharmacy 0.8
16 Community Center Walker Ford Community Center 0.8
17 Police Station FAMU Police Department 0.8
18 Park Cascades Park 0.9
19 Grocery Store Piggly Wiggly 1.0
20 Post Office U.S. Post Office 1.2
21 Fire Station Tallahassee Fire Department 1.6
22 Police Station Tallahassee Police Department 2.0
23 Hospital Tallahassee Memorial Healthcare 24

*All distances calculated from FAMU Student Services Center
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Public Transportation

Florida A&M University contracts with the City of Tallahassee’s StarMetro bus system to provide
transportation to students around the campus, in addition to stops offered in Tallahassee. StarMetro
buses run every 15 minutes Monday through Friday from 7:30 a.m. to 4:45 p.m and every 30
minutes until 10:00 p.m. The route runs from Gaile Avenue to the south to Gamble Street and
Wahnish Way/South Martin Luther King Jr. Boulevard to the north. Bus services are provided free
of charge to FAMU personnel and students with a valid FAMU ID.
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Conclusion

A potential on-campus student housing development at FAMU would be considered to have a good
location, similar to superior to properties east, south, and west of the campus, and similar to inferior
to properties north of the campus, depending on proximity to downtown as well as desirable distance
to FSU and FAMU students. Based on our area inspection, the developments north of the Florida
A&M University campus appear to be in the most desirable location for student housing, due to the
abundance of retail, dining, and nightlife options in the area, the majority of which are in good to
excellent condition. The primary commercial/retail corridor to the north of campus is located along
West Gaines Street. The desirability of this location is further evidenced by the significant
multifamily development occurring in that area of Tallahassee. The neighborhoods to the east and
south of the campus feature a variety of commercial/retail uses, multifamily, and single-family
homes, the majority of which are in average to good condition. The majority of commercial/retail
uses that border the campus are concentrated along South Monroe Street to the east and Orange
Avenue to the south. The neighborhood to the west of the FAMU campus, based on our site
inspection, is the least desirable neighborhood surrounding the University. Uses in this
neighborhood consist predominately of single-family homes in poor to average condition.
Additionally, commercial/retail vacancy was highest in this area during our inspection and the crime
risk index map presented previously indicates this area west of the campus to be an elevlated crime
risk area for Tallahassee.

Based on our review of the University’s planned and proposed residence hall developments and
renovations, it is our opinion the location in the east central portion of campus currently occupied by
McGuinn, Diamond, Cropper, Wheatley, and Truth Halls, would be best-suited for modern, on-
campus student housing. As mentioned previously, FAMU has plans to demolish these residence
halls, as well as Palmetto North, and replace them with 660 beds in one location and 418 beds at
another location as currently proposed. It is our opinion that based on the findings of our off-campus
supply analysis, the findings of our student surveys, and based on our observations of on-campus
housing trends in other student housing markets we have analyzed, we recommend that the future
on-campus housing at FAMU be more similar to an apartment-style property discussed in the
upcoming portion of this report, rather than a more traditional residence hall design or suite unit.
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COMPETITIVE RENTAL ANALYSIS

Introduction

This analysis discusses the local student housing market in Tallahassee, Florida. For the following
analysis, we have assumed that students attending Florida A&M University would be those most
likely to provide support for new potential on-campus student housing. The following provides an
overview of FAMU and a summary of the current on-campus housing options. Later, we detail the
recent enrollment trends and characteristics of the students enrolled for the most recent fall semester.

Florida A&M University

Florida A&M University was established in 1887 in Tallahassee. The charter for the school was
granted with the passage of House Bill 133 in 1884, which established an all-white university in
Gainesville and an all-black college in Jacksonville, which was later moved to Tallahassee.
Founded as the State Normal College for Colored Students, the University began with just fifteen
students and two instructors. Nearly 130 years later, the school has an enrollment of over 10,000
students. In 2014, Florida A&M University was among the U.S. News & World Report’s “Best
National Universities”. Additionally, the 2015 U.S. News & World Report lists FAMU as the top
public historically African-American university in the nation.

The boundaries of the FAMU campus are generally defined as FAMU Way to the north, the Martin
Luther King Jr. Boulevard and South Adams Street to the east, West Orange Avenue to the south,
and Wahnish Way and Perry Street to the west, although there are some portions of the campus that
extend beyond these roadways. Following are photographs of some of the on-campus buildings at
FAMU.

Signage at the entrance to FAMU University Commons
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Recreational fields : Student Services Center

Teaching and Learning Center

ROTC Building Alfred Lawson Multipurpose Center
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Florida A&M University On-Campus Housing

We spoke with Craig Talton, Director of Facilities Planning and Construction with FAMU, who
provided information on available on-campus housing, historical housing trends, and the need for
additional housing for students of FAMU. Mr. Talton noted that only freshman at FAMU are
required to live in on-campus housing. Typically in recent years the school has not kept a waiting
list of students seeking on-campus housing. According to Mr. Talton, a total of 98.3 percent of the
on-campus student housing spaces were occupied entering fall 2015. Mr. Talton noted that after fall
semester, many students graduate, leave school, or take time off, and there may be select vacancies
in on-campus housing during spring semester. All of the on-campus student housing contracts cover
only the main academic year and none of the contracts require students to abide by a 12-month lease
period.

The University is currently considering several locations for the development of new student
housing. Existing residence halls including Diamond, MC Guinn, Wheatley, and Cropper Halls
have been mothballed for the last three years and will either be demolished or renovated.

The current proposed projects include the planned demolition of Palmetto North (124 beds), an
older residence hall located in the southeastern quadrant of campus, which would allow for
construction of a 418-bed residence hall as proposed, complete with retail, food services, and
computer labs. There are also plans proposed for the eventual demolition of McGuinn, Diamond,
Cropper, Wheatley, and Truth Halls, located in the central core of the FAMU campus, to construct a
660-bed residence hall. Additionally, the Paddyfote dormitory complex and Gibbs Hall, also located
in the central core of campus, are planned for eventual renovation.

Following is map of the various on-campus student housing options at FAMU and a table outlining
on-campus rental rates.

Novogradac & Company LLP



80

Student Housing Market Study, Tallahassee, FL

Florida A&M University On-Campus Housing Locations
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On-Campus Housing at FAMU
Monthly
Semester Per Bed Unit Size  Year

Name Address Beds Unit Types  Fees/Student® Rent S Built Notes

Residence Halls
Fully fumnished, limited access,
Paddyfote Complex | 1529 Wahnish Way 231 Double $2,839 $710 N/Av 1967 utilities inchided, bike racks
Fully fumished, limited access,
Gibbs Hall 1596 Gibbs Hall Trail 302 Double $2,631 $658 173-220 | 1955 utilities included, bike racks
Fully fumished, limited access,
Young Hall 1591 Gibbs Hall Trail 79 | Double/Single | $3,275/$3,685 | $819/$921 | 203-218 | 1929 utilities included, bike racks

Fully fumished, limited access,
Sampson Hall 1599 Gibbs Haill Trail | 159 | Double/Single | $3,275/$3,685 | $819/$921 | N/Av 1938 utilities included, bike racks
Fully fumished, limited access,
Truth Hall 1699 S. MLK Jr. Blvd. 103 Double $2,631 $658 N/Av 1958 utilities included, bike racks
Palmetto Nosth 221 Palmetto Street 124 Double $2,614 $654 N/Av Fully furnished, utilities included
On-Campus Apartments

No kitchens, furnished, computer

Single; Suite 313 per labs, study rooms, limited access,
FAMU Village 667 Gamble Street 796 Style $3,596 $899 suite 2014 | wifi, utilities included, bike racks
Fully furnished, limited access,
3BR/2BA & 1,035-4BR utilities included, 3BR is double-
Palmetto South 255 Palmetto Street 356 4BR/2BA $2,719/83,065 | $680/8766 | 1.305-3BR | 1993 occupancy, 4BR is single
. Fully fumnished, limited access,
3BR/2BA & 1,0354BR utilities included, 3BR is double-
Palmetto Phase 01 277 Palmetto Street 356 4BR/2BA $2,790/83,135 | $698/$784 | 1,305-3BR | 1996 occupancy, 4BR is single

*Rates are per student/per semester and reflect the 2016-2017 academic year fees
N/Av - Not Available
Source: Florida A&M University

The rental rates per semester, per student for each area of FAMU on-campus housing have been
displayed without the inclusion of meal plans that are required for residents. The monthly rates for a
bed on campus range from a low of $654 for a double occupancy room in one of the older residence
halls to $921 for a single-occupancy room at Young and Sampson Residence Halls. The apartment
and suite-style units operated by FAMU have monthly fees per bed ranging from $680 for a double
occupancy room at Palmetto South to $899 for a single-occupancy room at FAMU Village.

The on-campus rental rates cover furnishings and all utilities, including cable television, high-speed
internet, heat, hot water, electricity, water, sewer, and trash. In total, there is a current supply of
2,506 beds spaces on campus at FAMU for the upcoming fall 2016 semester. The pre-leased
occupancy versus current bed capacity for fall 2016 is 65.3 percent according to Mr. Talton.
However, this figure does not include the on-campus rooms that will house student athletes and
residence assistants. According to Mr. Talton, the on-campus housing should operate at greater than
93 percent occupancy for fall 2016 based on performance the past two years.

Typical in-room amenities in the residence halls include: bunkable twin beds, desk, chair, chest of
drawers, and closet. In addition, the residence halls also feature common area laundry facilities and
vending machines. All residence halls include central heat and air conditioning.

FAMU Village

In terms of age, FAMU Village is the newest on-campus housing. These on-campus units were
completed in 2014 and are intended for upperclassmen attending Florida A&M University. FAMU
Village is a six-story midrise that features two-bedroom/one bath suites with no kitchen area. In-unit
amenities include tile flooring, blinds, twin beds, desk and chair, dresser, and closet. Common area
amenities include two computer labs, two multi-purpose activity rooms, a game room with three 80
inch televisions, and private study rooms. Following is a photograph of FAMU Village.
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According to fee information provided by Mr. Talton, FAMU Village’s academic year 2016 and
2017 fees are $3,596 per person, per semester. These fees equate to monthly per person rents of
approximately $899. Following is a sample of a typical suite for FAMU Village.
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Source: Florida A&M University
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The two-bedroom/one bath suites at FAMU Village are approximately 313 square feet based on the
previous floor plans and our interview with Mr. Talton.

Palmetto Phase II1

The second newest on-campus housing is Palmetto Phase III, which offers three and four-bedroom
furnished apartments that include a kitchen, living/dining room, three or four bedrooms, and two
bathrooms. The bedrooms in the three-bedroom units at Palmetto Phase III are larger (220 square
feet) than the four-bedroom unit bedrooms (120 square feet) due to the single-occupancy type for the
four-bedroom units and the double-occupancy type for the three-bedroom units. Following is a
portion of the Palmetto Phase III floor plan that illustrates the three and four-bedroom unit layouts.
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Source: FAMU

The units at Palmetto Phase III are the newest apartment style units, complete with furnishings, a
kitchen with refrigerator, oven, and microwave oven, tile flooring, central air conditioning, blinds,
twin beds, desk and chair, dresser, and closet. These units are the largest on-campus rental option
with three-bedroom (double-occupancy bedrooms) units at 1,305 square feet and the four-bedroom
(single-occupancy) units at 1,035 square feet. The units at Palmetto Phase III would be considered
most comparable to new potential on-campus apartment housing being considered for new
development.
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Typical Residence Halls

The following is an illustration of typical double-occupancy units for the on-campus dormitories.
The average size of residence hall units in Gibbs Hall (illustrated below) is approximately 200
square feet. These plans are reflective of typical older residence hall rooms on-campus at FAMU.
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Source: Florida A&M University
FAMU Housing Stock

Following are photographs of the Florida A&M University on-campus housing stock.
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Palmetto South Palmetto South

Paddyfote Paddyfote
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Young Hall Sampson Hall
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Gibbs Hall Truth Hall

Diamond Hall Cropper Hall e

Wheatley Hall McGuinn Hall
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SURVEY OF COMPARABLE OFF-CAMPUS PROPERTIES

Description of Property Types Surveyed

In addition to the on-campus housing rents, we have examined off-campus housing options. We
have surveyed a total of 16 properties that are located in the area surrounding Florida A&M
University that have significant shares of student renters. Some of the properties surveyed have
lesser shares of FAMU students than students from FSU, but do serve some FAMU students
nonetheless. We believe these properties are the most appropriate due either to their proximity to the
FAMU campus, the number of student tenants, or their age/condition/design/location. We have
utilized these properties to develop conclusions and recommendations relating to what we believe
will position and new future on-campus housing development to be competitive in the Tallahassee
marketplace. Later in this off-campus supply analysis we have narrowed these surveyed properties
down to nine of the most comparable properties in the PMA in order to establish achievable market
rents for the Subject.

The following table outlines the 16 surveyed off-campus rental housing options in the surrounding
Tallahassee market. Note distance to campus reflects each property’s as-the-crow-flies proximity to
the FAMU Student Services Center, which was also used in evaluating distance to area community
services.

COMPARABLE OFF-CAMPUS PROPERTIES

Property Name Miles to FAMU
Campus
1 601 Copeland 0.6
2 College Club Townhomes 1.4
3 College Town Phase I & II 0.7
4 Cottages At Magnolia 09
5 Hillside Apartments 0.2
6 Kingston Square 0.3
7 Onyx Apartments 0.9
8 Rattler Pointe 0.2
9 Tally Square 1.7
10 The Alliance At 400 1.0
11 The Block 0.6
12 The Boulevard At Tallahassee 2.1
13 The Court 0.6
14 The Eclipse On Madison 0.6
15 The Pointe At Adams Place 14
16 University Courtyard 1.8

Novogradac & Company LLP
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SURVEYED RENTAL PROPERTY MAP
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Location

New potential on-campus student housing will most likely be located where older current housing in
need of demolition exists. An on-campus location with a generally desirable surrounding area for
college students, with essential services located within walking distance, would be a preference
among many students, particularly underclassmen. In terms of off-campus locations in Tallahassee,
the neighborhood north of the Florida A&M University campus appears to be the most desirable
location for student housing, due to the abundance of retail, dining, and nightlife options in the area,
the majority of which are in good to excellent condition. There are numerous modern student
properties in this area north of campus. The primary commercial/retail corridor to the north of
campus is located along West Gaines Street. The neighborhoods to the east and south of the campus
feature a variety of commercial/retail uses, multifamily, and single-family homes, the majority of
which are in average to good condition. The majority of commercial/retail uses that border the
campus are concentrated along South Monroe Street to the east and Orange Avenue to the south.
The neighborhood to the west of the FAMU campus, based on our site inspection, is the least
desirable neighborhood surrounding the University. Uses in this neighborhood consist
predominately of single-family homes in poor to average condition. Additionally, commercial/retail
vacancy was significantly greater west of campus than in the other neighborhoods.

Accessibility

As stated previously, the FAMU campus can be accessed via several roadways, the most prominent
of which are Wahnish Way, Gamble Street, FAMU Way, Orange Avenue, and South Martin Luther
King Junior Boulevard. All major roads leading into campus have adequate traffic control measures
in place and our analyst did not experience any issues entering or existing campus during our
inspection and intercept surveys. There are no dedicated bike lanes along these major roadways, but
our student surveys found that less than two percent of students surveyed bike to class, so the lack of
bicycle lanes should not be a significant hindrance to accessibility for most students. In addition,
on-campus housing stock is located within close proximity to the vast majority of locational
amenities considered important to students, such as campus facilities, dining and nightlife venues,
and retail shopping centers. In addition, bus transportation is available to students at several
locations on the campus. Bus services are provided to FAMU and are free for FAMU students,
faculty, and staff. There are numerous bus stops on and surrounding the FAMU campus.

The following map illustrates the bus line that serves FAMU students.

Novogradac & Company LLP
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Vacancy Levels
The following table details vacancy levels for all the surveyed properties in the Tallahassee market.

OVERALL VACANCY

Property Name Total Units  Vacant Units Vacancy Rate
601 Copeland 81 0 0.0%
College Club Townhomes 136 6 4.4%
College Town Phase I & II 159 N/A N/A
Cottages At Magnolia 152 58 38.2%
Hillside Apartments 58 7 12.1%
Kingston Square 50 2 4.0%
Onyx Apartments 233 46 19.7%
Rattler Pointe 13 0 0.0%
Tally Square 225 7 3.1%
The Alliance At 400 320 138 43.1%
The Block 124 0 0.0%
The Boulevard At Tallahassee 264 0 0.0%
The Court 54 N/A N/A
The Eclipse On Madison 50 0 0.0%
The Pointe At Adams Place 246 2 0.8%
University Courtyard 96 2 2.1%
Total 2,261 . 268 11.9%

N/A - Unit vacancies not shown as portions of property under construction and will not open until 8/2016

The current weighted average vacancy rate among the 16 surveyed student housing rental properties
is 11.9 percent. This is an elevated current vacancy rate for Tallahassee student housing that is
created by the vacancies at The Alliance at 400, Onyx Apartments, and Cottages at Magnolia.
Additionally, vacancies in this student housing market increase in the summer months, as some
properties do not require 12-month leases. In other cases, evictions have created several vacancies.
Of note, the two properties with the highest reported vacancies, Cottages at Magnolia and The
Alliance at 400, recently underwent changes in management. The new management in place at both
properties said eviction sweeps were necessary upon taking control of their properties. Cottages at
Magnolia and The Alliance at 400 are 26 percent and 40 percent pre-leased for the fall 2016
semester, respectively. Additionally, both properties are located in close proximity to the FAMU
campus and property managers stated that a significant portion of their tenant base is comprised of
FAMU students, and declines in enrollment in recent years have resulted in a smaller pool of
potential student renters for properties near FAMU and specifically targeting FAMU students. We
believe it is appropriate to include these properties in our analysis of area rental trends, despite their
currently high vacancy rates. Management at The Alliance at 400 anticipates they will be more than
90 percent occupied by August, while management at Cottages at Magnolia could not provide
insight on when they anticipate being able to re-stabilize. Onyx Apartments opened many of its units
late, after the fall 2015 semester and thus still has vacancy of 19.7 percent. However, management
stated the property is almost fully preleased. When excluding the two struggling older properties that
performed an eviction sweep and the late-opening Onyx Apartments, the overall vacancy rate falls to
1.9 percent.

Novogradac & Company LLP



95

Tallahassce, FL

Student Housing Market Study,

Two of the comparables, College Town Phase I & II and The Court, currently have units under
construction that will not be available until the fall 2016 semester. As such, the current vacancies at
these properties have also been excluded from our analysis. The first phase of College Town is 91
percent pre-leased for the fall 2016 semester, while its second phase is approximately 50 percent
pre-leased. Additionally, The Court is approximately 98 percent pre-leased for the fall 2016
semester. These two properties will be the newest addition of student-oriented housing in the
Tallahassee market. As such, despite not being fully leased or occupied, we believe these properties
offer valuable data points in determining the feasibility of new student housing in the arca.

Comparable Selection

Seven of the 16 properties we surveyed, including College Town Phase I & II, Cottages at Magnolia,
Onyx Apartments, Tally Square, The Alliance at 400, The Block, and The Eclipse on Madison, were
not included in the analysis of the most comparable properties due largely to differences in unit
types and design, share of FAMU students versus students from FSU, condition, age, and amenities.
However we have analyzed some details of these properties, including vacancy and rent growth
trends. From our survey of area rental housing properties that serve students, we identified nine
properties listed in the previous table as those most comparable to potential new on-campus
apartment housing at FAMU. These nine selected comparable properties offer unit types most
similar to those that will be offered at a potential new on-campus development and are among the
more modern rental options in the area for students. These selected properties have amenities that
are generally among the most similar to what we would suggest for new housing at FAMU, are
performing well in most cases, and offer the bedroom types we would suggest for new on-campus
apartments.

Unit Mix and Sizes
The following table details the unit mixes of the nine selected comparable properties by unit type.

SELECTED MOST COMPARABLE PROPERTIES

Unit Mix

Year Built/
Property Name Renovated Units  Vacancy Rate  Studio  One-BR - Two-BR  Three-BR Four-BR

1 601 Copeland 2013 81 0.0% - 9 7 - 65
2 College Club Townhomes 1996 136 4.4% - - - - 136
5 Hillside Apartments 2002 58 12.1% - - 58 - -
6 Kingston Square 2002 50 4.0% - - 50 - -
8 Rattler Pointe 2006 13 0.0% - - - 13 -
12 The Boulevard at Tallahassee 2003 264 0.0% - - - 132 132
13 The Court 2016 54 2.0% 10 4 4 4 32
15 The Pointe at Adams Place 2006 246 0.8% - 62 104 80 -
16 University Courtyard 2000 96 2.1% - - - - 96

Total 998 2.0% 10 75 223 229 461

The nine selected most comparable properties have 20 total vacancies among 998 existing rentable
units, indicating generally high demand for the properties in closest proximity to the on-campus
administrative, recreational, and academic buildings. Only the hotel-style Hillside Apartments has an
elevated vacancy rate at 12.1 percent, with most vacancies a result of recent end-of-the-year move-
outs. According to management, this property is usually 95 percent occupied by the start of the fall
semester.

Novogradac & Company LLP
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The average unit mixes of the nine most comparable properties to a new potential FAMU housing
development are illustrated in the following table.

SHARES OF UNIT TYPES
Property Studio One-BR Two-BR  Three-BR Four-BR

Comparables 1.0% 7.5% 22.3% 22.9% 46.2%

In terms of unit types, the greatest shares of unit types are in the two, three, and four-bedroom units,
which represent 22.3, 22.9, and 46.2 percent, respectively, of all units at the most comparable
properties. Given the shares of unit types at the most comparable off-campus housing, and student
preferences for a reasonably priced rental option, we believe new student housing at FAMU would
be best-served in offering a mix of two, three, and four-bedroom units, similar to the most
comparable properties we identified and surveyed. We have suggested a potential mix of bedroom
types for new student housing later in this report. Note that unlike most of the larger bedroom types
surveyed, we expect new housing at FAMU would offer shared bathrooms, rather than the private
bathrooms available to many students living off-campus. We have based this assumption on factors
such as student cost preferences as indicated by our student surveys, rental price points of off-
campus comparables, and recent trends for on-campus student housing being developed elsewhere in
the nation.

Number of Bathrooms

For this report, we have considered that new on-campus student housing at FAMU would offer one
bathroom in its two-bedroom units, and two-bathrooms in its three and four-bedroom units.
Additionally, we assumed the bedrooms in new student apartments would be all single-occupancy
bedrooms. Among the most comparable properties, all offer two bathrooms in their two-bedroom
units, all offer at least three bathrooms in their three-bedroom units, and all but one offer four
bathrooms in their four-bedroom units. The number of baths suggested for new on-campus housing
at FAMU is a factor in our determination of achievable rents later in this section. Note that as on-
campus housing that will likely attract a higher share of underclassmen than upperclassmen, offering
a bathroom for each bedroom should not be necessary. However, if the school so opted, designing
student housing with individual bathrooms would allow such housing to achieve a price premium for
each bedroom. We would anticipate such a price premium for individual bathrooms would be
approximately $50 per month, per bedroom.

Absorption

The newest properties in the PMA that we surveyed are College Town Phase I & II (88 units in
second phase) and The Court (54 units), both of which are slated to open in August 2016. Both
properties are located to the north of FAMU, in a superior location when considering the condition
of surrounding improvements and their proximity to retail, dining, and nightlife options.
Management at College Town Phase I & II stated that its newest second phase is currently 50
percent pre-leased for the fall 2016 semester. The pre-leasing for this property began in January
2016. Management at The Court noted the development is already 98 percent pre-leased for the fall
2016 semester. Pre-leasing for The Court also began in January 2016.

Novogradac & Company LLP
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This equates to a lease-up rate of approximately 15 units per month for College Town Phase I & II
and approximately nine units per month for The Court. These are good to moderate lease-up rates
for new, upscale student housing properties.

Additionally, Onyx Apartments is still in its initial lease-up period, as significant portions of the
property were not made available for rent until after the fall 2015 semester. As such, we have not
included an analysis of the absorption pace of this development, as the delayed opening has
significantly impacted their lease up rate.

Rent Growth
The following table illustrates the rent growth occurring in the area at the nine most comparable

properties.

RENT GROWTH
Comparable Property Distance to FAMU Rent Growth
Campus
601 Copeland 0.6 miles Increased 3%
College Club Townhomes 1.4 miles Increased 2%
Hillside Apartments 0.2 miles Increased 1%
Kingston Square 0.3 miles Increased 1%
Rattler Pointe 0.2 miles Increased 1%
The Boulevard At Tallahassee 2.1 miles Increased 3%
The Court 0.6 miles None
The Pointe At Adams Place 1.4 miles Increased 2%
University Courtyard 1.8 miles Increased 3%

Among the nine most comparable properties, rents increased by one to three percent over the past
year at all but one of the properties we surveyed. The Court is in its initial lease-up period, and
therefore there has been no rent growth at this property. Additionally, the rent growth illustrated for
College Town Phase I & II is for this property’s existing first phase, as the second phase is slated to
open by August 2016.

Given the rent growth occurring at some of the most comparable existing properties (601 Copeland,
College Club Townhomes, University Courtyard) we would anticipate new on-campus student
apartments with similar conditions could achieve annual rent increases of approximately 1.5 to 2.0
percent, or $10 to $15 per bedroom/per month annually, given the rent increases that have been
occurring and the continuing population and renter household growth in the PMA.

Novogradae & Company LLP
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Rents Comparison

The following table illustrates the asking rents by bedroom type and rents per square foot for the
selected most comparable properties we surveyed. For the purposes of this market study, “Base
Rents” are the actual rents quoted to the tenant, and are most frequently those rents that potential
renters consider when making a housing decision. “Net rents” are rents adjusted for the cost of
utilities (adjusted to the potential new student development convention) and are used to compensate
for the differing utility structures of the Subject and the comparable properties. Net rents represent
the actual costs of residing at a property. Note that later in this section we have prepared Rent
Comparability Grids that account for numerous differences between a new student housing
development on-campus and the selected comparables.

Novogradac & Company LLP
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Student Housing Market Study, Tallahassee, FL

The two-bedroom rents at the most comparable properties range from $1,153 at Kingston Square
(good condition) to $1,836 for units at The Court (excellent condition), with an average rent of
$1,449. The rents per square foot range from $1.22 to $2.04 for two-bedroom units, with an
unweighted average rent of $1.61per square foot.

The three-bedroom rents at the comparables range from $1,520 at The Pointe at Adams Place to
$2,638 at The Court, with an average rent of $1,922. The rents per square foot range from $1.19 to
$2.03 for three-bedroom units, with an unweighted average rent of $1.45 per square foot.

The four-bedroom rents at the comparables range from $1,464 at University Courtyard (average
condition) to $3,263 at 601 Copeland and The Court (both excellent condition), with an average rent
of $2,410. The rents per square foot range from $1.17 to $2.29 for four-bedroom units, with an
unweighted average rent of $1.65 per square foot.

Achievable Market Rents Determination

The previous analysis does not consider many key variables that influence a student’s housing
choice, but rather simply considers rents and unit sizes. In order to better determine the achievable
rents for new on-campus housing being considered for FAMU, we have prepared Rent
Comparability Grids that allow for comparison of condition, location, bedrooms, baths, unit sizes,
unit and project amenities, security features, parking options, and utilities. The use of Rent
Comparability Grids allows us to provide a determination of achievable rents for a new potential on-
campus student housing development as suggested. We assumed the following bedroom, bath and
square footages for a new on-campus student housing development:

HYPOTHETICAL NEW STUDENT APARTMENTS

Bedroom Type Baths Square Feet
2BR 1 800
3BR 2 1,050
4BR 2 1,200

In addition to the size and bath assumptions above, we assume that new student housing on-campus
will include central air conditioning, window blinds, faux wood vinyl and carpet flooring,
furnishings, oven/range, refrigerator, microwave, dishwasher, and cable and Internet service. We
assume unit and building finishes will be of good quality, but will not include features such as
granite countertops or stainless stecl appliances, which some of the newer properties in Tallahassee
are offering. Property amenities we have assumed will be in place include laundry facilities, off-
street lot parking, secure, limited access entry, clubroom space, a game room with pool table, a
computer lab, picnic area with grill, on-site management, and 24-hour study rooms. Lastly, we
assume all utilities will be included in the rent and units will be furnished, similar to the existing on-
campus housing.

The adjustments made on the following Rent Comparability Grids are based on a combination of
local factors and the market analyst’s experience evaluating student housing markets throughout the
nation. The explanations for the adjustments shown on the Rent Comparability Grids are followed
by the determination of achievable rents.

Novogradac & Company LLP
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Student Housing Market Study, Tallahassee, FL

Rent Comparability Grid Explanations

(Note that a New On-campus Hypothetical Student Development is referred to as “the Subject” and
assumptions for “the Subject” can be found earlier on page 59 of this report.)

L.

Rents for each property utilized as a comparable are reported as collected rents. These are the
asking rents for the properties, and do not include adjustments for utilities paid by tenants or
owners, nor are they adjusted for concessions. Where there are multiple floor plans for a
particular bedroom type, we have used the rent for the floor plan and unit size deemed most
similar to the unit type being evaluated on the grid.

All of the comparables were evaluated in May 2016. The last comparables were surveyed on
May 18, 2016, which serves as the effective date for this report.

Two comparables, College Club Townhomes and The Pointe at Adams Place, are currently
offering rent concessions. College Club Townhomes is offering a first month rental amount
of $199 per bed for its four-bedroom units. As such, we have applied a negative $60
adjustment (monthly value of concession) to this property. The Pointe at Adams Place has a
one month free concession with a 12-month lease for its one and two-bedroom units.

Occupancy rates by unit type range from 87 to 100 percent. For the property with two-
bedroom units at 87 percent occupancy (Hillside Apartments), we made an adjustment of
$80, or the equivalent value of one month of free rent over a 12 month lease term, which is a
typical concession for a property below 90 percent occupancy.

The Subject will offer a six-story elevator-served midrise building(s). Several of the
comparables offer an elevator-served design similar to the Subject, while several
comparables offer garden-style and or townhouse design. Generally, the walk-up style
design is considered similar by students to an elevator-served building. However, the
elevator-served design allows for limited access into the building, a security feature deemed
desirable especially among female students, which constitute the majority of the FAMU
student body. As such, we have made an upward adjustment of $50 to the comparables that
offer garden-style or townhouse design.

The Subject will open in August 2018. The comparable properties were built or substantially
renovated between 1996 and 2016. We have considered age and condition in another
adjustment category.

The Subject is expected to be in excellent condition when it opens in August 2018 given the
anticipated quality of construction and appearance. The comparables 601 Copeland and The
Court are also in excellent condition, having been constructed in 2013 and 2016, respectively
and have very upscale appearances and high-end finished such as granite countertops and
stainless steel appliances. The remaining comparables are in average to good condition,
slightly inferior to inferior to the anticipated condition of the Subject. As such, we have made
adjustments of $50 per bedroom, per month to account for the different condition levels. This
adjustment has taken into account the differences in condition and asking rent levels at the
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Student Housing Market Study, Tallahassce, FL

newest properties (601 Copeland and The Court) and the asking rent levels at the average
and good condition properties (College Club Townhomes, The Boulevard at Tallahassee,
University Courtyard, Rattle Pointe, Hillside Apartments, Kingston Square, and The Pointe
at Adams Place). Generally speaking, the asking rents are highest for the properties in
excellent condition. Our adjustment value of $50 per bedroom, per month for each difference
in condition is considered a reasonable adjustment given the differences in average asking
rents between excellent and good condition properties.

9. The Subject will be located on the Florida A&M University campus. An on-campus location
with a generally desirable surrounding area for college students, with essential services
located within walking distance, would generally be a preference among many students,
particularly underclassmen. The selected comparable properties are located 0.2 to 2.1 miles
from the FAMU campus. In terms of off-campus locations in Tallahassee, the neighborhood
north of the Florida A&M University campus appears to be the most desirable location for
student housing, due to the abundance of retail, dining, and nightlife options in the area, the
majority of which are in good to excellent condition. Two of the comparables, 601 Copeland
and The Court, are located in this area, and are thus considered to have an excellent location.
The remaining comparables are located in areas that are in close to moderate distance from
the FAMU campus but lack proximity to nearby amenities. Additionally, the improvements
in the neighborhoods surrounding the remaining comparables are in generally average
condition. As such, we consider these remaining comparables to be situated in locations
slightly inferior to that of the Subject’s centralized, on-campus location. As a result, we have
made downward adjustments equal to $100 per bedroom to the properties in superior
locations and upward adjustments equal to $100 per bedroom to the properties in inferior
locations. The value of not having to pay for gasoline and car maintenance as a result of
driving to and from campus, as well as the added convenience of shorter walks or bike rides
to areas of campus contributed to our adjustment values. Our $100 per month, per bedroom
adjustments for location differences are considered reasonable given the added time required
to bike, walk, or drive to class from less desirable locations, as well as costs. Time savings in
accessing classroom and recreational facilities, as well as social centers on campus,
shopping, and dining establishments are valued by students.

10. The Subject and the comparables are all in the same market in Tallahassee, near FAMU.

11. The Subject will include two-bedroom through four-bedroom apartments. The comparables
offer a mix of unit types, the majority of which offer most of the unit types proposed at the
Subject. All of the comparable properties used in our grids analysis offer similar unit types
to the proposed Subject. As such, an adjustment for differences in the number of bedrooms
is not warranted.
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For this report, we have considered that new on-campus student housing at FAMU would
offer one bathroom in its two-bedroom units, and two-bathrooms in its three and four-
bedroom units. We have assumed single-occupancy for all bedrooms in new on-campus
housing. Among the most comparable properties, all offer two bathrooms in their two-
bedroom units, all offer at least three bathrooms in their three-bedroom units, and all but one
offer four bathrooms in their four-bedroom units. For the Rent Comparability Grids, we
made a downward adjustment of $50 per additional bathroom to account for the value of an
additional bathroom at the comparables that offer a bathroom count equal to the number of
bedrooms. For students in roommate situations, private bathrooms are a proven valuable
amenity. Note that as on-campus housing that will likely attract a higher share of
underclassmen than upperclassmen, offering a bathroom for each bedroom should not be
necessary. However, if the school so opted, designing student housing with individual
bathrooms would allow such housing to achieve a price premium for each bedroom.

The Subject and the comparables vary in square footage for each unit type. Most market
observers agree that with all other variables being equal, a larger unit is more desirable than a
smaller unit. However, the value of the additional square footage is mitigated to some degree
by the similarity in perceived unit function (i.e. a 550 square foot one-bedroom functions
similarly to a 700 square foot one bedroom) reflective of economies of scale. In other words,
there is a diminishing return of value for additional square footage, as each additional square
foot does not necessarily equal additional functional utility. In markets similar to
Tallahassee, we have observed a rent differential of approximately 30 percent to be
appropriate. Therefore, we believe a 30 percent rent differential is reasonable for the unit size
adjustment, and we have applied it to the comparables.

The units at the Subject will not include balconies. We have made downward adjustments of
$15 for units at properties that include a patio or balcony. This adjustment was based on data
regarding balcony and patio values at properties with both options in this region and on our
interviews with area property managers.

All of the comparables and the Subject feature central air conditioning.
All of the comparables and the Subject offer a range and refrigerator in the units.

All of the comparables include a microwave oven and all the comparables include a
dishwasher in the units.

For this report, we have assumed the Subject will offer laundry facilities for student tenants,
similar to what is currently offered at FAMU Village. Of note, all of the comparable
properties include a washer and dryer in each unit. As such, we have applied a downward
adjustment of $40 to all of the comparable properties for their inclusion of this valuable
amenity.
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19.

20.

21.

22.

24.

25.

26.

27.

28.

The Subject will offer a combination of carpet and vinyl flooring, which is similar to the
comparable properties, with the exception of 601 Copeland, which also offers hardwood
floors. Due to the desirability of hardwood flooring, in addition to being easily cleaned, we
have applied a negative $15 adjustment to 601 Copeland.

All of the properties and the Subject include window blinds in each unit.

The Subject and all of the comparables include cable TV and high-speed Internet in the rents.
As such, no adjustments are needed.

The Subject and all of the comparables include furniture. As such, no adjustments are
needed.

The Subject will include uncovered surface parking spaces included in the rent. The
comparables generally offer open lot surface parking, similar to what is proposed at the
Subject. 601 Copeland and The Court also offer garage parking for an additional $35 and $45
per month, respectively. Additionally, Kingston Square offers carport parking included in
the rent. Based on a review of pricing carports in the Tallahassee area, we have assumed a
monthly value of $15 for the carport parking offered at Kingston Square. As such, a negative
$15 adjustment has been applied to this property. Of note, an adjustment was not applied to
601 Copeland or The Court for the garage parking, as this amenity is not included in the rent.

Only one comparable, The Boulevard at Tallahassee, offers some extra storage for tenants.
As many of the properties do not offer this amenity, it appears there is little value in the
Tallahassee student housing marking for the inclusion of extra storage. As such, we have
made a $10 downward adjustment to this property.

The Subject will have security features that include limited access and video surveillance.
Several of the comparables also offer security features including secure building entry,
perimeter fencing, video surveillance, and/or security patrols. For the properties lacking
security features, we have made $5 upward adjustments to account for the inferiority of the
properties without security features. Additionally, the lack of security features was also
accounted for in our design adjustment, whereas garden-style and townhouse design
properties are unable to offer limited access.

The Subject will include a clubhouse. Only three of the comparables do not offer a
clubhouse. We have applied an upward adjustment of $10 to these properties.

The Subject will have a similar to inferior project amenities package relative to the
comparables. The Subject’s amenity package will include a game room (GR). The
comparables offer a wide range of recreational amenities, including volleyball court (V),
basketball court (B), swimming pool (P), exercise facility (E), game room (GR), tanning beds
(TB), rooftop terrace (RT), yoga studio (Y), and fire pit area (FP). We have made $5
adjustments for each of the recreational amenities not offered at the Subject. However, we
have given a value of $25 per month to properties that offer swimming pools.
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29. The Subject will feature a computer lab, similar to all but three of the comparable properties.
As such, we have applied an upward adjustment of $10 to the properties that lack this
amenity.

30. Most of the comparables have a picnic area, similar to the Subject. We have made a $10
upward adjustment to the comparables lacking this feature. Note this feature will be
considered an important amenity for the Subject for outdoor socializing, particularly with
units lacking balconies or patios.

31. All of the comparables have on-site management, similar to all but three of the comparable
properties. As such, we have applied an upward adjustment of $10 to the properties that lack
this amenity.

32. The Subject will include a study lounge within the clubhouse, in addition to a game room
and bicycle storage. The comparable properties offer amenities such as a library, bicycle
storage, study lounge, and/or retail space. We have made a $5 adjustment to the comparables
that include/lack these amenities, while the retail space at The Court we have valued at $25
per month. We have concluded to a higher value for the retail space due to the conveniences
of on-site services, such as dining or shopping.

33~

39. We have made adjustments on each Rent Comparability Grid to account for differences in
various utility responsibilities. These adjustments were based on utility allowance estimates
provided by the Tallahassee Housing Authority, effective October 1, 2015. Only one
comparable, University Courtyard, includes all utilities. Tenants are responsible for utilities
at the remaining comparables. The Subject will include all utility costs in the asking rents.
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Achievable Market Rents

Based on the findings included in our Rent Comparability Grids for a hypothetical new on-campus
student apartment development, we have determined achievable rents. We considered the
comparability and similarity of each comparable project to the potential new student housing
development in determining the achievable market rents. In this analysis, we gave the most weight
to properties in proximity to FAMU that had significant shares of FAMU students and were among
the better condition properties we surveyed that attract primarily FAMU students. These properties
include College Club, The Pointe at Adams Place, and University Courtyard, which were built or
renovated between 1996 and 2006. In addition, they include some of the unit and property amenities
reflective of off-campus options that are popular among FAMU students based on the share of
students at these apartment communities.

The following table illustrates the current achievable market rent levels for a potential new student
housing development.

POTENTIAL ON-CAMPUS APARTMENTS COMPARISON TO ACHIEVABLE MARKET RENTS

Two-Bedroom/One-Bath 800 $1,358 $1,482 $1,420 $710
Three-BedroonyTwo-Bath 1,050 $1,830 $2,071 $1,980 $660
Four-Bedroom/Two-Bath 1,200 $2,268 $2,532 $2,400 $600

Using Rent Comparability Grids and our consideration of rent differences for various unit sizes at
the comparables, we have estimated current achievable rents for a hypothetical new on-campus
housing development of $1,420 for two-bedroom units, $1,980 for three-bedroom units, and $2,400
for four-bedroom units. These achievable market rents equate to current achievable per bedroom
rents of $710 for two-bedroom units, $660 for three-bedroom units, and $600 for four-bedroom
units. Note that these rents were determined by evaluating per month rents at area off-campus
properties that generally require 12-month lease periods. As such, in offering on-campus housing
that may be available for nine months (during the main academic calendar year), any on-campus
units may be able to achieve a moderate premium over a 12-month lease rate due to many students
only requiring student housing during the school year.

We would not anticipate development of new on-campus student housing prior to fall 2018 at
FAMU. Based on recent increases in rents at the selected off-campus comparable properties, we
anticipate rents for off-campus housing will increase an average of 1.5 percent annually between
now and fall 2018 when any new student housing could likely be opened. The table below illustrates
the potential fall 2018 rents for a hypothetical new on-campus apartment development.

AT POTENTIAL OPENING ACHIEVABLE MARKET RENTS
Fall 2018 Achievable

Bedrooms

Square Feet

Per Bedroom Rent

Two-Bedroom/One-Bath 800 $730
Three-Bedroom/Two-Bath 1,050 $680
Four-BedroonyTwo-Bath 1,200 $620
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Single-family/Duplex Rental Analysis

Another rental housing common option for students attending FAMU, aside from area apartments,
includes single-family or duplex home rental properties. The following table summarizes some of
the area home rentals we noted in area classified ads and on websites such as apartments.com,
hotpads.com, and truilia.com.

SINGLE-FAMILY RENTAL HOMES IN TALLAHASSEE

315 East Palmer Avenue 4BR/4BA $1,100
1510 Pepper Drive 4BR/2BA $1,100
3009 Pontiac Drive 4BR/2BA $1,100
1318 Melvin Street 3BR/3BA $1,185
2114 Main Street 3BR/3BA $950
2143 Flipper Street 3BR/2BA $825
1601 South Gadsden Street 2BR/2BA $875
459 East Van Buren Street 2BR/3BA $850
1409 Melvin Street 2BR/1BA $575

The single-family rental homes we identified are two through four-bedroom homes. Rents range
from $575 to $875 for two-bedroom homes, $825 to $1,185 for three-bedroom homes, and $1,100
for all of the four-bedroom homes. The rents we have determined to be achievable for multifamily
apartments with modern amenities are well above the range of monthly rents for area single-family
homes. Most homes are larger than the unit sizes of a potential new on-campus apartments
development, but these homes are generally in inferior locations relative to potential new housing
sites at FAMU. Additionally, any new on-campus housing will target students of FAMU and would
offer features designed with student living in mind, while homes lack the social environment offered
by a property such as on-campus apartments. We would anticipate only moderate competition
between a new student apartment development on campus and the area single-family home rental
market.
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DEMAND ANALYSIS
Any new student housing at FAMU would not be expected to open until at least August 2018. For
the purposes of this analysis, we will assume a new student housing property would be ready for
occupancy prior to the fall 2018 semester. As such, our estimates of demand have assumed an
opening date of August 2018 for the first portion of any new on-campus development.

Student Housing Market Study, Tallahassee, FL.

City of Tallahassee Planning Department
We spoke with John Reddick senior planner, and Bill Pebble, planner, with the City of Tallahassee
Planning Department regarding any new multifamily developments that are planned, proposed or
under construction at this time in the city that might attract student renters. Following is a list of
planned or proposed developments in the Tallahassee market, as well as a corresponding map

displaying which projects are in the PMA.

TALLAHASSEE AREA APARTMENT DEVELOPMENT PIPELINE
Distance to

FAMU
Map # Project Name Location Campus®  Units Beds Status Notes
Hancock Avenue NW corner of Richmond &
1 Residential Hancock Streets 1.7 miles 14 56 Proposed 4BR/4BA apartments
NE corner of High Road & Seven 4BR/4BA, 10 5BR/5SBA
2 The Highlands Green Tree Lane 2.3 miles 17 78 Approved apuartments
University Green FSU Under 217 units completed, eight units currently
3 Condominiums 3250 West Tennessee Street | 4.2 miles 404 1,212 | Construction under construction; $398 per bed
Chapel Terrace
4 Redevelopment 100 Chapel Drive 1.5 miles 272 891 Approved Demo of former Chapel Terrace
5 Player's Club 222 Ocala Road 2.0 miles 174 600 Proposed Redevelopment of existing apartments
The Domain at 700 & 736 West Virginia
6 Tallahassee Street 1.2 miles 125 434 Approved Demo of Carolina Square Apartments
7 Evergreen at Southwood | 2229 Orange Avenue East 3.2 miles 288 504 Clearing Site 108 1BR, 144 2BR, 36 3BR
The Station at Railroad : Proposed two-phase development with 5-
8§ Avenue 440 FAMU Way 0.4 miles 300 900 Proposed story parking garage
Five-story mixed-use buikiing with
SW comer of Kissimmee restaurant, retail, apartments, and parking
9 Wahnish Way Street & Wahnish Way 0.4 miles 53 210 Proposed garige
Demo of existing structures for
NW corner of Stearns & apartments; 533 parking spaces, 96
10 Stadium Overlook Mosley Streets 0.6 miles 192 600 Proposed bicyck spaces
SW comer of Eppes Drive Four-story mixed-use building with retail
11 Eppes Redevelopment | West & Jackson Bluff Road 1.0 mike 49 196 Approved and offiice space; 4BR units
Total 1,888 5,681
Total in PMA 594 1,906

*¥Distances calculated from Student Services Center
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SR0gTe 4 1RSI VDL Comenpes 90ne 53 LSRN AT ST MRS

After reviewing the list of planned developments in the area, four properties are proposed in the
PMA that could potentially attract FAMU students. The other seven properties are outside the PMA
and would not likely attract FAMU students based on their locations. Of the 594 units/1,906 beds
proposed within the PMA, we would anticipate based on location the following shares of support
from FAMU students, based on our survey of existing apartments findings.

ANTICIPATED SUPPORT FOR PROPOSED PROJECTS FROM FAMU STUDENTS
Share of Beds for

FAMU FAMU
Project Name Location Units Beds  Students Students Status
The Station at Railroad Avenue 440 FAMU Way 300 900 95% 855 Proposed
SW comer of Kissimmee
Wahnish Way Street & Wahnish Way 53 210 100% 210 Proposed
NW corner of Stearns &
Stadium Overlook Mosley Streets 192 600 10% 60 Proposed
SW comer of Eppes Drive
Eppes Redevelopment West & Jackson Bluff Road | 49 196 10% 20 Approved
Total in PMA 594 | 1,906 1,145
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Of the four proposed projects targeting students within the PMA, we would anticipate approximately
1,145 bed spaces may potentially be filled by FAMU students if these properties are all developed.
While it is quite possible that all four projects may not actually be developed, we have considered
the estimated number of beds that could be occupied by FAMU students in our penetration rate
calculation.

Enrollment Statistics

As mentioned at the beginning of this section, we have also analyzed data relating to the trends in
enrollment for Florida A&M University. The following table summarizes student enrollment at
FAMU from fall 2010 through fall 2015.

Annual Fall Semester Enrollment
2011 2012 2013 2014 2015

Classification

Undergraduate 10,402 9,333 8,281 7,975 7,695
Graduate/PhD 2,629 2,571 2,315 1,726 1,764
Unclassified 176 147 138 532 461
Total 13,207 12,051 10,734 10,233 9,920
Percent Change - $.8% -10.9% 4.7% -3.1%

Source: Florida A&M University Fact Book

Since 2011, overall enrollment at Florida A&M University has declined by 3,287 students, or an
average annual decrease of 657 students annually, or 5.0 percent. Note that undergraduate
enrollment declined at its lowest rate from 2014 to 2015, the year in which FAMU Village opened
for occupancy. In addition to declining undergraduate enrollment, graduate enrollment has declined
by approximately 6.6 percent annually since 2011. The University is seeking to develop strategies to
get enrollment trending in an upward direction, such as developing new on-campus housing and
other facilities.

According to an article published by Rattler Nation, the official FAMU newsletter, FAMU
enrollment increased between the fiscal years that ended in 2009 and 2011. But FAMU and many
other historically black colleges and universities were hurt by stricter eligibility requirements for the
federal PLUS Loan program that went into effect in October of 2011 and Pell Grant changes that
began that same year. The PLUS Loan and Pell Grant changes resulted in thousands of low-income
HBCU students being denied this critical source of financial aid and either having to withdraw from
school or delay their entry into college. In August 2014, President Elmira Mangum said the federal
financial aid program overhaul led FAMU to lose about 2,000 students”. Furthermore, according to
William Hudson Jr, Vice President of Student Affairs, “current housing facilities have been an issue
in recruiting”,
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The following table illustrates fall 2015 student enrollment at FAMU by classification.

2015 Enrollment by Classification

Scnior

Freshman Junior Graduates/PhD  Unclassified Total

Sophomore

Total Enrolled for Fall
2015 Semester 2,322 1,258 1,613 2,502 1,764 461 9,920
Percent of Enrolled
Students 23% 13% 16% 25% 18% 5% 100%

Source: Florida A&M University Fact Book

In the most recent fall semester, approximately 78 percent of enrolled students were undergraduates,
which are those students most likely to respond to new on-campus student housing being potentially
considered. The most significant shares of students were among freshman and seniors.

The following table illustrates full and part-time status of students enrolled at FAMU for the fall
2015 semester.

Fall 2015 Degree Classification

Full-Time 8,474 85%
Part-Time 1,446 15%
Source: Florida A&M University Fact Book

At FAMU, the share of full-time students is 85 percent. The share of full-time undergraduate and
graduate students was unavailable; however, many students pursuing graduate degrees often do so
on a part-time basis. As such, we believe the majority of part-time students at FAMU are enrolled in
graduate degree programs. Given that many graduate students are enrolled part-time, as well as the
fact that most graduate students are over age 22, we would expect new on-campus student housing
would receive almost no support from graduate students. Additionally, support from part-time
undergraduate students would likely be limited. Frequently, part-time undergraduates may be living
at home or with relatives or are price sensitive in housing choices and seek very affordable
alternatives, and as such are typically not likely to respond to an upscale student housing property
with rents that will be among the highest in the area. We have only considered full-time students at
FAMU in projecting demand estimates for new potential student housing developments.

The following table illustrates student enrollment by gender at FAMU for fall 2015.

Fall 2015 Enrollment by Gender

Students Percent
Males 3,623 37%
Females 6,297 63%

Source: Florida A&M University Fact Book
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As illustrated in the previous table, there is a significantly greater percentage of female students at
FAMU compared to males. Note that typically in markets with significant shares of female students,
apartment features relating to security are of particular value to female students. Given that crime is
a concern in the neighborhood west of the FAMU campus based on our inspection, we would
suggest that any new on-campus student housing to be developed at FAMU operate with secure,
limited access entry.

As discussed earlier in this report, Florida A&M University currently offers a total of approximately
2,506 on-campus beds in university-operated residence halls. Note that FAMU only requires
freshmen to live on campus, but still typically operates at high occupancy (93 percent or more) at the
start of each fall semester according to Mr. Talton. We have removed the students residing in on-
campus housing from our demand calculations for off-campus student housing.

Additional deductions are needed to account for the number of students who are graduate students or
are part-time undergraduate students who would not be likely to consider new housing off-campus
options such as the Subject. Note that in estimating the number of graduate/professional students at
the time of the Subject’s opening, we considered the declining trend in graduate enrollment at
FAMU.

According to the 2016 University Work Plan provided by Mr. Talton of FAMU, the planned
enrollment for fall 2018 is 9,797 students, and by 2019, planned enrollment is 10,086. We have
applied the planned enrollment figures provided by FAMU to estimate demand for on-campus
housing at FAMU.,

The following table illustrates the projected undergraduate, graduate, and unclassified student
enrollment totals for fall 2016 through 2020 based on data provided by the FAMU office of planning
for years 2016 through 2019, while our estimates for fall 2020 are based on projected trends for
enrollment figures provided by FAMU. Note that we are relying on projections provided by FAMU
to be accurate and have not analyzed or independently reviewed the projections for reasonableness.

Projected Annual Fall Semester Enrollment

Classification 2016 2017 2018 2019 2020
Undergraduate 7,186 | 7,186 | 7,456 7,705 7,859
Graduate/PhD 1,814 | 1,916 | 1,991 2,031 2,072

Unclassified 375 350 350 350 350
Total 9,375 | 9,452 | 9,797 | 10,086 | 10,281
Percent Change -5.5% | 0.8% | 3.7% | 2.9% 1.9%

Source: FAMU and Novogradac & Company LLP
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The projections provided by FAMU for fall semesters 2016 through 2019 along with our estimates
for year 2020, as illustrated in the preceding table, suggest a general upward trend in enrollment is
expected at FAMU over the next five years. The projected enrollment is expected to decrease by an
additional 5.5 percent in fall 2016, but is expected to grow slightly (0.8 percent) in fall 2017 and
then experience more significant growth in fall 2018 through fall 2020, as new on-campus housing
options and other facilities are anticipated to become available by 2018, which should create a
moderate surge in enrollment.

With only freshmen currently required to live on-campus, and based partially on our
recommendations for new housing beds on-campus, we have suggested a total bed capacity of
approximately 2,700 beds per 10,000 FAMU students. This is also based on our case study research
of other similar schools illustrated later.

As mentioned previously, we would anticipate the soonest new housing would be available on
campus at FAMU would be for fall 2018. The following table summarizes our demand calculations
for student housing at the time of anticipated opening for a new student housing development, prior
to the fall 2018 semester at FAMU.

FLORIDA A&M UNIVERSITY STUDENT HOUSING DEMAND FOR FALL 2018
Demand

Demand Component Summary

Target School's Projected Fall 2018 Enrollment 9,797

Minus Projected Fall 2018 Graduate/PhD & Unclassified Student Enrollment . -2,341

| Equals Anticipated Fall 2018 Undergraduate Enrollment [ 8,213
Anticipated Fall 2018 Undergraduate Enrollment 8,213

Minus Projected Fall 2018 Part-time Undergraduate Enrollment -1,230

Equals Projected Fall 2018 Full-time Undergraduate Enrollment 6,983
Anticipated Fall 2018 Full-time Undergraduate Enrollment 6,983

Minus Existing On-campus Housing Beds -2,506

Equals Fall 2018 Full-time Undergraduate Students Not Potentially Housed On-campus | 4,477
Fall 2018 Full-time Undergraduate Students Not Potentially Housed On-campus 4,477

Minus Planned On-campus Student Housing Beds 0

Equals Anticipated Fall 2018 Full-time Student Potential Support Base 4,477
Proposed Student Housing Beds to be added to the FAMU Campus 1,400
Divided by the Fall 2018 Full-time Student Potential Support Base /4,477

Equals New Student Housing Capture Rate for Fall 2018 31.3%

Data sources: FAMU Fact Book, officials, Novogradac & Company LLP
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As shown in the previous calculations, it is estimated that in fall 2018 there will be an estimated
potential full-time, undergraduate student support base of 4,477 students attending FAMU. Note
that according to housing representatives and our survey of FAMU students, several students are
living at home or with friends given the number of students who reported having no housing
expenses. Dividing the 1,400 new potential beds being considered by FAMU by the potential
support base of 4,477 students yields a required capture rate of 31.3 percent. This is considered a
high capture rate for a new on-campus student housing development. However, based on our
discussions with FAMU officials, the most likely scenario would be gradual phasing in of new
student housing beds as some of the older housing stock on campus is demolished and replaced, or
else significantly renovated. Based on our recommendations, if we assume a 600-bed development
were to replace the 124 existing beds at Palmetto North, as suggested in our conclusions, the capture
rate for a new 600-bed project would be 13.4 percent, which is considered an achievable capture rate
for a new on-campus student housing development, assuming it is built with features, unit sizes, and
amenities that allow it to compete with modern off-campus housing options in Tallahassee.

In order to provide another level of analysis, we have considered the penetration rate for the
existing, under construction, planned, or proposed purpose-built student housing units in the PMA.
Note that we have considered the estimated share of units pre-leased by Florida A&M University
students at some of the under construction purpose-built properties due to the fact that the majority
of the future residents at some of these properties are Florida State University students, rather than
FAMU students. Additionally, for the proposed projects, we have estimated the anticipated number
of beds that would potentially be occupied by FAMU students based on our field survey
observations and FAMU student shares we gathered. Including all units at the under construction
properties that are primarily attracting FSU students would overstate the new competition in the
market that would be competing for FAMU students. The new properties that are under construction,
as well as any planned new off-campus area apartments are summarized in the following table:

PURPOSE-BUILT OFF-CAMPUS STUDENT HOUSING COMPETITORS

Estimated % Estimated Preleased

Property Name Units Beds FAMU Students FAMU Beds  Occupancy
College Town Phase IT 88 199 10% 20 50.0%
The Court 54 162 10% 16 98.0%
The Station at Railroad Avenue 300 900 95% 855 N/Ap
Wahnish Way 53 210 100% 210 N/Ap
Stadium Overlook 192 600 10% 60 N/Ap
Eppes Redevelopment 49 196 10% 20 N/Ap

Total 736 2,267 1,181

N/A - Not Applicable as it is proposed
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In total, there are an estimated 1,181 student housing beds at new or proposed off-campus apartment
properties that are approximated to be occupied upon opening by FAMU students. These new or
proposed off-campus student apartments attracting, or likely to attract FAMU students have been
deducted as new competitive supply from our penetration rate analysis for a new student housing
development at FAMU. The new potential student housing units/beds at FAMU, as well as other
planned or proposed off-campus student-oriented apartment beds that have or are expected to be
leased by FAMU students, and the supply of under construction competitive beds that have been
preleased by FAMU students are considered in the following penetration rate calculation.

FAMU STUDENT HOUSING PENETRATION RATE FOR FALL 2018
Demand Component Demand Summary

Fall 2018 Full-time Undergraduate Students for New Potential Housing 4477

Minus Proposed & Under Construction Off-campus Beds with FAMU students -1,181
Equals Anticipated Fall 2018 Full-time Undergraduate Student Support Base 3,296
Proposed Student Housing Beds in Fall 2018 600

Divided by the Fall 2018 Full-time Student Potential Support Base / 3,296

Equals Subject Capture Rate for Fall 2018 18.2%

Data sources: FAMU
The 18.2 percent penetration rate for potential new student housing at FAMU, which considered the
under construction and proposed units in the PMA that we surveyed that have been pre-leased by
FAMU students, or estimated would likely be leased by FAMU students, is considered good and
achievable, provided the new beds and housing facility are designed with modern amenities and
student features in mind, and offer single-occupancy living at reasonable rent levels for the market.
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ANCILLARY SPACE ANALYSIS

We have been asked to recommend the amount of ancillary space that should be offered to students
at FAMU. In order to determine such numbers and estimates, we contacted 36 colleges and
universities in the southeastern portion of the nation to request data on square footage of various
school facilities, enrollment, and typical housing occupancy. Our list of schools and persons we
contacted in an effort to gather case study data, as well as how we ranked them in our order of being
most potentially comparable to FAMU, are as follows:

TARGET SCHOOLS FOR FACILITIES CASE STUDY RESEARCH

School City State  Enrollmeat  Target Rank Contact Person Department

University of West Florida Pensacola FL 12,627 1 James Barnett Facilities Develop & Operations
Jackson State University Jackson MS 9,802 2 Robert Watts Facilities and Construction M t
Louisiana Tech Univ. Ruston LA 12,804 3 Sam Wallace Administration & Facilities
College of Charleston Charleston sSC 11,532 4 Monica R. Scott Facilities Planning
McNeese State Univ., Lake Charles LA 9,502 5 Bob Prejean Physical Plant
Florida Gulf Coast Univ. Fort Myers FL 14,824 6 TomMayo Facilities Planning
Univ. of LA Monroe Monroe LA 9,903 7 Michael Davis Facilities Management & EHS
Jacksonville State Univ. Jacksonville AL 9.504 8 David Thompson Physical Plant
Valdosta State University Valdosta GA 11,302 9 Alan Sanderson Physical Plant & Facilities Planning
Southem Univ. and A&M College Baton Rouge LA 8,020 10 ELi G. Guillory Office of Facility Services
University of Southemn Mississippi Hattiesburg MS 14,551 11 Dr. Christapher Crenshaw Facilities Planning & Management
University of South Alabama Mobile AL 14,776 12 Michael Mayberry Engineering, Design & Construction
University of North Florida Jacksonville FL 16,187 13 Wallace Hamris Physical Facilities
Coastal Carolina University Conway sC 8,706 14 James Hendrick Ir. Facilities Planning & Management
University of North Georgia Dahlonega GA 14,691 15 Mike Hyams Facilities & Operations - North
Georgia Southern University Statesboro GA 16,959 16 James Grigg Facilities Operations
Univ. of Alabama Birmingham Birmingham AL 17,543 17 Susan Thompson UAB Planning Design & Construction
Tulane Univ. New Orleans LA 14,621 18 Michael Guidry Tulane Univ. Facilities Services
Alabam A & M Univ. Normal | AL 5,814 19 Brian Shipp Facilities Services
Univ. of North Alabama Florence AL 7,209 20 Michael Gautney Facilities Administration and Planning
North Carolina A&T State Univ. Greensboro NC 10,725 21 Harold Seegars Office of Facilities
Univ. of Tennessee at Chattanocoga Chattanooga TN 11,655 2 Marvin "Chip" Vemer Facilities Planning & Management
Tennessee State University Nashville TN 8,833 23 Steve Gillette Planning Design & Construction
East Tennessee State Univ. Johnson City TN 13,727 24 William B. "Bill" Rasnick | Office of Facilitics Mgmt, Planning & Constction
Austin Peay State University Clarksville TN 10,449 25 Tom Hutchins Physical Plant
Univ.of North Carolina at Wilmington Wilmington NC 14,918 26 Mark D. Morgan UNCW Office of Facilities
Univ. of Notth Carolina Geeensboro Greensboro NC 19,000 27 Jorge Quintal Facilities
University of Arkansas at Little Rock Little Rock AR 12,135 28 David Millay Facilities Management
Arkansas State University Jonesboro AR 11,130 29 David Handwork Facilities M.
James Madison University Harmisonburg VA 21,227 30 Craig Short Facilities M.
Murray State University Murray KY 12,676 31 David Burdette Facilities Management
Morchead State University Morehead KY 12,954 32 Richard T. Linio Facilities M: it
Western Kentucky University Bowling Green | KY 19,258 33 Trent Blair Facilities Mar
Northwestem State University of LA | Natchitoches LA 11,129 34 Dale Wohletz Facilities Services
Grambling State University Grambling 1A 5,746 35 Tremell Tumer Facilities M
Nicholls State University Thibodaux LA 7,754 36 Stan Silverii Facilities Services and Project M 1t

Of the 36 schools we contacted for school facilities information, four schools responded to our email
and follow-up telephone call requests. These schools include East Tennessee State University
(ETSU) in Chattanooga, Tennessee, Florida Gulf Coast University (FGCU) in Fort Myers, Florida,
James Madison University (JMU) in Harrisonburg, Virginia, and Valdosta State University (VSU) in
Valdosta, Georgia.
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Student Housing Market Studyv, Tallahassee, FL

Based on our review of the data we received, enrollment at James Madison University has more than
21,000 students, and as a school with an enrollment more than double FAMU’s enrollment, we have
opted to exclude the data for this much larger school from our space analysis.

The following table illustrates the most recent fall enrollment totals, the enrollment trend, total
square footages of various on-campus facilities, bed capacity, and typical fall semester occupancy
for on-campus housing. It is important to note that in order to best compare to current facilities
offered at FAMU, we have listed the square footage shown and housing beds on each campus to be
reflective of a per 10,000 students total, which is similar to enrollment in fall 2015 at FAMU. The
averages for various types of space per 10,000 students are also presented. We have drawn our
conclusions for the estimated amount of necessary ancillary facilities space based largely on the data
collected from ETSU, FGCU, and VSU.

Novogradac & Company LLP
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Student Housing Market Study, Tallahassee, FL

Of the three schools we have analyzed, enrollment is lowest at VSU and is greatest at FGCU.
Enrollment ranges from 11,302 to 14,824 students, which is larger than the most recent enrollment
total for FAMU. Two schools, ETSU and VSU, reported a declining enrollment trend, while FGCU
reported enrollment is increasing.

Retail Space
The retail space offered on-campus at the three comparable schools providing data ranges from

5,540 to 19,820 per 10,000 students, with an average total of 11,280 square feet. We would suggest
that with approximately 10,000 students, FAMU should offer approximately 12,000 square feet of
retail space on campus. The primary retail corridor within walking distance of the FAMU campus is
concentrated along West Gaines Street to the north. Retail uses along West Gaines Street include
Gaines Street Pies, Voodoo Dog, Fermentation Lounge, and All Saints Café. Retail uses to the east,
west, and south of campus are less accessible to students without vehicular transportation. Uses in
these directions include Walgreens Pharmacy, McDonalds, Captain D’s, the Southside Shopping
Plaza, and Hungry Howie’s Pizza. Note that while above the average, we believe a modern campus
such as being given future consideration by FAMU should offer slightly more retail space than is
indicated by the average. We believe offering more retail stores on-campus could enhance
marketability of living on-campus and would be attractive to upperclassmen that may currently
prefer living off-campus in part due to being closer to retail opportunities.

Dining Halls/Food Services Space

Among the three comparable schools providing data, dining hall and food service space totaled
between 21,520 and 53,442 square feet, with an average of 34,838 square feet per 10,000 students.
The average figure appears appropriate and is similar to the current dining hall and food service
space offered at FAMU. As such, we believe approximately 35,000 square feet of dining hall and
food service space to be appropriate for a school with FAMU’s enrollment of approximately 10,000.
Note this space includes both public areas and “back of house” support areas.

Indoor Recreation Space

The total indoor recreation area space available to students attending the three comparable schools
ranges from 23,703 to 74,369 per 10,000 students enrolled. This is a relatively wide range, with two
of the three schools reporting more than 67,000 square feet of indoor recreation space per 10,000
students. Currently, FAMU offers 55,261 square feet of indoor recreation space to students. Based
on our examination of the comparable schools and recreation spaces, it is our opinion that slightly
more recreation space (approximately 5,000 square feet) might be appropriate for FAMU, but would
not be required to improve marketability. Such space could possibly be incorporated into a new
housing development, and would not necessarily need to be added at existing recreational facilities.
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Student Housing Market Study, Tallahassee, FL

Library Space
Among the three comparable schools, library space per 10,000 students enrolled ranges from 34,396

to 160,454 square feet, which is a very wide range. Two of the three schools have library space of
greater than 125,000 square feet, and the average among the three schools is 107,721 square feet.
Currently, FAMU offers 134,757 square feet of library space, which is considered adequate and
appropriate for a school of its size. We do not believe more library space is necessary at this stage
for FAMU, given recent and projected enrollment trends.

Student Union Space

For student union space, FAMU offers University Commons, which is 68,496 square feet. The
comparable schools offer between 49,905 and 116,583 square feet of student union space per 10,000
students, with an average of 88,971 square feet per 10,000 students. This is approximately 20,000
more square feet than the FAMU student union currently offers. As FAMU works to attract more
students, a renovation or expansion of the current student union could improve the school’s appeal to
visiting potential students, which could be a factor in potentially increasing enrollment. We have
suggested student union space of approximately 85,000 total square feet per 10,000 students at
FAMU.

Housing
The three comparable schools reported bed capacities of 2,258 to 3,189 per 10,000 enrolled students,

with an average capacity of 2,637 beds per 10,000 students. All three schools reported on-campus
housing occupancy is typically at least 95 percent, with an average of 96 percent.

With only freshmen currently required to live on-campus, and based partially on our
recommendations for new housing beds on-campus, we have suggested a total bed capacity of
approximately 2,700 beds per 10,000 FAMU students. In order to achieve this capacity per 10,000
students at FAMU, it is our opinion that the following existing and in use, older residence halls
should be demolished or significantly renovated in order to improve the housing stock and allow for
development of housing that is capable of competing with modern housing alternatives offered off-
campus in Tallahassee.

Suggested Residence Halls to be Replace or Renovated at FAMU

Paddyfote Complex | 1529 Wahnish Way 231 Double 1967
Gibbs Hall 1596 Gibbs Hall Trail 302 Double 1955
Young Hall 1591 Gibbs Hall Trail 79 | Double/Single 1929
Sampson Hall 1599 Gibbs Haill Trail 159 | Double/Single 1938
Truth Hall 1699 S. MLK Jr. Blvd. 103 Double 1958
Palmetto North 221 Palmetto Street 124 Double
Total Beds 998
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Student Housing Market Study, Tallahassee, FL

In total, the older residence halls at FAMU have 998 beds that in our opinion should be replaced or
renovated. All of these beds are in facilities that are almost 50 years old or more and have passed
their prime as serviceable institutional grade housing based on our inspection of the campus. Note
that this determination is not a reflection of maintenance or engineering issues.

We would anticipate FAMU may be able to develop as many as 1,400 new on-campus housing beds
between fall 2018 and fall 2023 based on our findings and enrollment projections provided by
FAMU. When we consider the approximately 1,500 beds at Palmetto South, Palmetto III, and
FAMU Village (the most modern on-campus housing properties), as well as the 1,400 estimated
beds that may be needed at FAMU by fall 2023, this yields a total on-campus bed capacity of
approximately 2,900 beds at a time when FAMU enrollment may total more than 11,000 students,
assuming a gradual upward enrollment trend. This number of beds (2,900), assuming enrollment of
nearly 11,000 students, equates to a similar ratio of beds to enrollment with the 2,700 beds estimated
above per 10,000 students.

If developed as such, by fall 2023 we would anticipate no housing stock on-campus would be more
than 30 years old in terms of effective age (assuming any existing older residential buildings are
updated to modern standards), and this should be a significant benefit to FAMU in attracting
students who consider housing a significant factor in their choice of schools.

Novogradac & Company LLP
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PROPERTY PROFILE REPORT

601 Copeland

Effective Rent Date 5/19/2016
Location 601 South Copeland Street
Tallahassee, FL 32304
Leon County County
Distance 0.6 miles
Units 81
Vacant Units 0
Vacancy Rate 0.0%
Type Midrise ($ stories)
Year Built/Renovated 2013 /N/A
Marketing Began N/A
Leasing Began N/A
Last Unit Leased N/A
Major Competitors None identified
Tenant Characteristics Mostly FSU students; some FAMU students
Contact Name Morgan
Phone 850-629-4055
Market Information Utilities
Program Market A/C not included -- central
Annual Turnover Rate N/A Cooking not included -- electric
Units/Month Absorbed N/A Water Heat not included -- electric
HCV Tenants 0% Heat not included -- electric
Leasing Pace Pre-leased Other Electric not included
Annual Chg. in Rent Increased 3% Water included
Concession None Sewer included
Trash Collection included

Unit Mix (face rent)

Beds Baths Type Units Size (SF) Rent  Concession Restriction Waiting Vacant Vacancy Max Rent? Range
(monthly) List Rate
1 1 Midrise 9 541 $1,139 $0 Market No 0 0.0% N/A None
(5 stories)
2 2 Midrise 7 924 $1,698 $0 Market No 0 0.0% N/A None
(5 stories)
4 4 Midrise 65 1,422 $3,076 $0 Market No 0 0.0% N/A None
(5 stories)
Unit Mix
Market Face Rent Conc. Concd. Rent  Util.  Adj. Rent
1BR/1BA $1,139 50 $1,139 $96 $1,235
2BR/2BA $1,698 50 $1,698 $118 $1,816
4BR /4BA $3.,076 30 $3,076 3187 $3,263
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601 Copeland, continued

Amenities

In-Unit
Balcony/Patio
Cable/Satellite/Internet
Central A/C
Dishwasher
Furnishing

Oven

Washer/Dryer

Property

Business Center/Computer Lab

Off-Street Parking
Picnic Area

Comments

Security Services
Blinds Limited Access None
Carpet/Hardwood Video Surveillance
Coat Closet
Ceiling Fan
Microwave
Refrigerator
Washer/Dryer hookup

Premium Other
Clubhouse/Meeting None None
Exercise Facility
Hot Tub
On-Site Management
Swimming Pool

The contact stated the property is 100 percent pre-leased for the Fall 2016 semester. Pre-leasing began in September and was finished by November. The property
offers 283 parking spaces which are rented out for $35 per month. The contact noted that the property primarily serves FSU students, although there are some tenants
that attend FAMU. Units include stainless steel appliances, granite countertops, crown molding, and leather sofas. Additional community features include a rooftop
terrace, outdoor fire pit area, private study rooms, game room, and a grilling area.
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601 Copeland, continued

Photos
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College Club Townhomes
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Effective Rent Date 5/19/2016

Location 2833 South Adams Street
Tallahassee, FL 32301
Leon County County

Distance 1.4 miles

Units 136

Vacant Units 6

Vacancy Rate 4.4%

Type Townhouse (2 stories)

Year Buil¢/Renovated 1996 / N/A

Marketing Began N/A

Leasing Began N/A

Last Unit Leased N/A

Major Competitors The Pointe at Adams Place

Tenant Characteristics FAMU students

Contact Name Jessica

Phone 850-325-1700

Market Information

Utilities

Program Market
Annual Turnover Rate N/A
Units/Month Absorbed N/A

HCYV Tenants 0%

Leasing Pace N/A

Annual Chg. in Rent Increased 2%
Concession See comments

Unit Mix (face rent)

A/C

Cooking

Water Heat
Heat

Other Electric
Water

Sewer

Trash Collection

not included -- central

not included -- electric

not included
not included
not included
not included
not included
not included

-- electric
-- electric

Beds Baths Type
4 4 Townhouse
(2 stories)

Unit Mix

Units Size (SF)

136 1,500

Rent  Concession Restriction

{(monthly)

$1,516 $60 Market No 6

Waiting Vacant
List

Vacancy Max Rent?  Range
Rate
4.4% N/A None

Market
4BR/4BA

Face Rent Conc.
$1,516 $60

Amenities

Concd. Rent  Util.

$1,456 $302

Adj. Rent
$1,758

In-Unit
Balcony/Patio
Cable/Satellite/Internet
Ceiling Fan

Garbage Disposal
Oven

Washer/Dryer

Property
Basketball Court

Car Wash

Exercise Facility
On-Site Management
Swimming Pool

Blinds

Dishwasher
Fumishing
Microwave
Refrigerator
‘Washer/Dryer hookup

Business Center/Computer Lab
Clubhouse/Meeting

Off-Street Parking

Picnic Arca

© Novogradac & Company LLP 2016 All Rights Reserved.

Security
Limited Access
Patrol

Perimeter Fencing

Premium
None

Services
None

Other
None
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College Club Townhomes, continued

This property is managed by American Campus and is 66 percent pre-leased for the Fall 2016 semester. Pre-leasing began in September 2015. The property mainly
serves students at FAMU. The property offers an optional utility package for $30 per person per month. Additional amenities include a game room and bike strorage.
The bedrooms have carpeted floors whereas the remainder of the unit interiors have tile floors. The current concession is a first month rental rate of $199 per person.

© Novogradac & Company LLP 2016 All Rights Reserved.
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College Club Townhomes, continued
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PROPERTY PROFILE REPORT

College Town Phase I & 11

Effective Rent Date 5/20/2016
Location 815 West Madison Street
Tallahassee, FL 32304
Leon County County
Distance 0.7 miles
Units 159
Vacant Units N/A
Vacancy Rate N/A
Type Midrise (5 stories)
Year Built/Renovated 2012/2016 /N/A
Marketing Began N/A
Leasing Began N/A
Last Unit Leased N/A
Major Competitors None identified
Tenant Characteristics Mostly FSU students; some FAMU students
Contact Name Tabitha
Phone 850-765-9925
Market Information Utilities
Program Market A/C not included —~ central
Annual Turnover Rate N/A Cooking not inclnded -- electric
Units/Month Absorbed N/A Water Heat not included -- electric
HCYV Tenants 0% Heat not included -- electric
Leasing Pace N/A Other Electric not included
Annual Chg. in Rent Increased 3% Water included
Concession None Sewer included
Trash Collection included

Unit Mix (face rent)

Beds Baths Type Units Size (SF) Rent  Concession Restriction Waiting Vacant Vacancy Max Rent?  Range
' (monthly) List Rate
1 1 Midrise 11 564 $1,225 $0 Market No 0 0.0% N/A None
(5 stories)
1 1 Midrise 5 816 $1,275 $0 Market No N/A N/A N/A None
(5 stories)
2 2 Midrise 55 912 $1,598 $0 Market No N/A N/A N/A None
(5 stories)
2 2 Midrise 56 912 $1,578 $0 Market No 0 0.0% N/A None
(5 stories)
3 3 Midrise 4 1,125 $2,307 $0 Market No 0 0.0% N/A None
(5 stories)
3 3 Midrise 28 1,175 $2,340 $0 Market No N/A N/A N/A None
(5 stories)
Unit Mix
Market Face Rent Conc. Concd.Rent Util.  Adj. Rent

1BR/1BA $1,225 - §1,275 $0 $1,225-$1,275  $96 $1,321-$1,371
2BR/2BA $1,578 - $1,598 30 $1,578 -$1,598  $118 $1,696 - $1,716
3BR/3BA $2,307 - $2,340 $0 $2,307-$2,340  $151 §$2,458 - $2,491
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College Town Phase 1 & I1, continued

In-Unit
Balcony/Patio
Cable/Satellite/Internet
Central A/C
Dishwasher
Fumishing

Microwave
Refrigerator

Property

Business Center/Computer Lab
Commercial/Retail

Exercise Facility

Off-8treet Parking

Security Services
Blinds Limited Access None
Carpet/Hardwood Video Surveillance
Coat Closet
Ceiling Fan
Garbage Disposal
Oven

Premium Other
Clubhouse/Meeting None None
Elevators
Garage

On-Site Management

The first phase of this property was developed in 2012, while the second phase will be opening August 26, 2016. The higher-priced units are located at the
development's second phase. The first phase is currently 91 percent pre-leased for the Fall 2016 semester while the second phase is 50 percent pre-leased. Marketing
for the second phase began in January 2016. The contact estimated the share of FAMU students to be approximately 10 percent. The first phase includes ground-level
retail including various restaurants and clothes stores. A parking garage is currently under construction for the property. Spaces will be rented out for $25 per month.
The property also includes a private study room for students.

© Novogradac & Company LLP 2016 All Rights Reserved.
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College Town Phase I & 11, continued
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PROPERTY PROFILE REPORT

Cottages At Magnolia

Effective Rent Date

Location

Distance

Units

Vacant Units
Vacancy Rate

Type

Year Built/Renovated
Marketing Began
Leasing Began

Last Unit Leased
Major Competitors
Tenant Characteristics
Contact Name

Phone

Market Information

5/23/2016

2202 Magnolia Circle
Tallahassee, FL 32301
Leon County County
0.9 miles

152

58

38.2%

Single Family

1973 /N/A

N/A

N/A

N/A

None identified
Students from FAMU, local families
Beeta

850-580-7444

Utilities

Program

Annual Turnover Rate
Units/Month Absorbed
HCYV Tenants

Leasing Pace

Annual Chg. in Rent
Concession

Unit Mix (face rent)

Market A/C not included -- central
N/A Cooking not included -- electric
N/A Water Heat not included -~ electric
0% Heat not included -- electric
N/A Other Electric not included
None Water not included
None Sewer not included

Trash Collection not included

Beds Baths

4 2

Unit Mix

Market Face Rent

4BR / 2BA $1,355

Amenities

Type Units Size (SF) Rent  Concession Restriction Waiting Vacant Vacancy Max Rent? Range
(monthly) List Rate
Single Family 152 1,500  $1,355 $0 Market No 58 38.2% N/A None

Conc. Concd, Rent TUtil, Adj. Rent

30 $1,355 $302 $1,657

In-Unit
Balcony/Patio
Carpeting
Coat Closet
Ceiling Fan
Oven
Washer/Dryer

Property
Off-Street Parking

Comments

Security Services
Blinds Patrol None
Central A/C
Dishwasher
Garbage Disposal
Refrigerator
Washer/Dryer hookup

Premium Other
On-Site Management None None

New management took control of this property in April 2016. The leasing representative stated that the high vacancy is a result of recent turnover from students.
Although the management company is new, they believe the property will be near full occupancy at the start of the Fall 2016 semester. The property is currently 26
percent pre-leased for the Fall 2016 semester.

© Novogradac & Company LLP 2016 All Rights Reserved.
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Cottages At Magnolia, continued

Photos
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PROPERTY PROFILE REPORT

Effective Rent Date 5/19/2016

Location 600 Eugenia Street
Tallahassee, FL 32310
Leon County County

Distance 0.2 miles

Units 58

Vacant Units 7

Vacancy Rate 12.1%

Type Garden (2 stories)

Year Built/Renovated 2002 / N/A

Marketing Began N/A

Leasing Began N/A

Last Unit Leased N/A

Major Competitors None identified

Tenant Characteristics FAMU students

Contact Name Nain

Phone 850-412-0000

Market Information Utilities
Program Market A/C not included -- central
Annual Turnover Rate N/A Cooking not included -- electric
Units/Month Absorbed N/A Water Heat not included -- electric
HCYV Tenants 0% Heat not included -- electric
Leasing Pace N/A Other Electrie not included
Annual Chg. in Rent Increased 1% Water not included
Concession None Sewer not included

Trash Collection not included

Beds Baths Type Units Size (SF) Rent  Concession Restriction Waiting Vacant Vacancy Max Rent? Range
(monthly) List Rate
2 2 Garden 58 850 $980 $0 Market No 7 12.1% N/A None
(2 stories)

Market Face Rent  Conc. Concd.Rent Util.  Adj. Rent
2BR/2BA $980 50 $980 $193 $1,173

In-Unit Security Services
Blinds Central A/C Perimeter Fencing None

Coat Closet Dishwasher

Ceiling Fan Microwave

Oven Refrigerator

Washer/Dryer Washer/Dryer hookup

Property Premium Other
Off-Street Parking None None

The development is 56 percent pre-leased for the Fall 2016 semester; pre-leasing began in January 2016. The rents displayed are for furnished units; unfurnished units
rent for $840. This property is located directly across the street from the FAMU School of Business. The property manager stated that all of the tenants are FAMU
students.
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Hillside Apartments, continued

-
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PROPERTY PROFILE REPORT

Effective Rent Date 5/19/2016

Location 410 West Van Buren Street
Tallahassee, FL 32301
Leon County County

Distance 0.3 miles

Units 50

Vacant Units 2

Vacancy Rate 4.0%

Type Garden (2 stories)

Year Built/Renovated 2002 / N/A

Marketing Began N/A

Leasing Began N/A

Last Unit Leased N/A

Major Competitors None identified

Tenant Characteristics FAMU students

Contact Name Nain

Phone 850-412-0000

Market Information

Utilities

Program Market A/C not included -- central
Annual Turnover Rate N/A Cooking not included - electric
Units/Month Absorbed N/A Water Heat not included -- electric
HCV Tenants 0% Heat not included -- electric
Leasing Pace N/A Other Electric not included
Annual Chg. in Rent Increased 1% Water not included
Concession None Sewer not included

Trash Collection

not included

140

Beds Baths Type Units Size (SF) Rent  Concession Restriction Waiting Vacant Vacancy Max Rent? Range
(monthly) List Rate
2 2 Garden 50 800 $960 $0 Market No 2 4.0% N/A None
(2 stories)

Market FaceRent  Conc. Concd.Rent Util.  Adj. Rent
2BR /2BA $960 30 $960 $193 $1,153

In-Unit Security Services
Balcony/Patio Blinds None None
Carpeting Central A/C

Dishwasher Ceiling Fan

Fumishing Garbage Disposal

Microwave Oven

Refrigerator Washer/Dryer

Washer/Dryer hookup

Property Premium Other
Carport Off-Street Parking None None

This property is located directly north of the FAMU campus. The contact stated the development is 71 percent pre-leased for the Fall 2016 semester; pre-leasing began
in January 2016. The rents displayed are for furnished units; unfurnished units rent for $820 per month. The property manager stated that all of the tenants are FAMU
students.
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Kingston Square, continued
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PROPERTY PROFILE REPORT

Onyvx Apartments

Effective Rent Date 5/19/2016
Location 444 West College Avenue
Tallahassee, FL 32301
Leon County County
Distance 0.9 miles
Units 233
Vacant Units 46
Vacancy Rate 19.7%
Type Midrise (6 stories)
Year Built/Renovated 2015/N/A
Marketing Began N/A
Leasing Began N/A
Last Unit Leased N/A
Major Competitors None identified
Tenant Characteristics 90 percent FSU students; 10 percent FAMU
students
Contact Name Kenson
Phone 850-200-0857
Market Information Utilities
Program Market A/C not included -- central
Annual Turnover Rate N/A Cooking not included -- electric
Units/Month Absorbed N/A Water Heat not included -- electric
HCV Tenants 0% Heat not included -- electric
Leasing Pace N/A Other Electric not included
Annual Chg. in Rent None Water not included
Concession None Sewer not included
Trash Collection not included
Unit Mix (face rent)
Beds Baths Type Units Size (SF) Rent Concession Restriction Waiting Vacant Vacancy Max Rent? Range
(monthly) List Rate
0 1 Midrise 18 386 $1,007 $0 Market No N/A N/A N/A None
(6 stories)
1 1 Midrise 24 460 $1,157 $0 Market No N/A N/A N/A None
(6 stories)
2 2 Midrise 40 647 $1,798 $0 Market No N/A N/A N/A None
(6 stories)
3 3 Midrise 48 796 $2,571 $0 Market No N/A N/A N/A None
(6 stories)
4 2 Midrise 22 1,029 $2,796 $0 Market No N/A N/A N/A None
(6 stories)
4 3 Midrise 31 1,028 $2,916 $0 Market No N/A N/A N/A None
(6 storics)
4 4 Midrise 50 1,028 $3,028 $0 Market No N/A N/A N/A None
(6 stories)
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Market Face Rent
Studio / 1BA $1,007
1BR/1BA $1,157
2BR/2BA $1,798
3BR/3BA $2,571
4BR/2BA $2,796
4BR/3BA $2.916
4BR / 4BA $3,028

Conc.

30
$0
$0
$0
30
30
30

Concd. Rent  Util.  Adj. Rent

$1,007 3134 31,141
$1,157 $161 $1,318
$1,798 $193 $1,991
$2,571 $245 $2,816
$2.796 $302 $3,098
$2,916 $302 33,218
$3,028 $302 $3,330

In-Unit Security
Balcony/Patio Blinds None
Cable/Satellite/Internet Carpet/Hardwood

Central A/C Coat Closet

Dishwasher Exterior Storage

Ceiling Fan Furnishing

Garbage Disposal Microwave

Oven Refrigerator

Walk-In Closet Washer/Dryer

Washer/Dryer hookup

Property Premium
Business Center/Computer Lab Clubhouse/Meeting None
Courtyard Elevators

Exercise Facility Garage

Hot Tub Off-Street Parking

On-Site Management Sauna

Swimming Pool Theatre

Services
None

Other
None

This property is currently 80 percent occupied, as only portions of the building were available for lease in August 2015. The pre-leased occupancy for the Fall 2016
semester is 65 percent, which began in January 2016. The property's commercial/retail space is currently under construction; the contact was unable to state the

businesses/tenants that will be located in the retail space. Additional communi
a poolside bigscreen TV, tanning beds, private study rooms, massage room, an
steel appliances, designer cabinetry, USB power outlets, shower heads with Bluetooth music capab

in all bedrooms.
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d on-site coffee loun

ty features include a yoga room, movie theater, game room with billiards and ping pong,
ge. Additional unit features include granite countertops, stainless
ility, a 50 inch television in the living area, and a 32 inch television
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Onyx Apartments, continued

Photos
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PROPERTY PROFILE REPORT
Rattler Pointe

Effective Rent Date 5/19/2016
Location 636 Eugenia Strect
Tallahassee, FL 32310
Leon County County
Distance 0.2 miles
Units 13
Vacant Units 0
Vacancy Rate 0.0%
Type Townhouse (2 stories)
Year Built/Renovated 2006 /N/A
Marketing Began N/A
Leasing Began N/A
Last Unit Leased N/A
Major Competitors None identified
Tenant Characteristics FAMU students
Contact Name Nain
Phone 850-412-0000
Market Information Utilities
Program Market A/C not included -- central
Annual Turnover Rate N/A Cooking not included -- electric
Units/Month Absorbed N/A Water Heat not included - electric
HCYV Tenants 0% Heat not included -- electric
Leasing Pace Pre-leased Other Electric not included
Annual Chg. in Rent Increased 1% Water not included
Concession None Sewer not included
Trash Collection not included
Unit Mix (face rent)
Beds Baths Type Units Size (SF) Rent  Concession Restriction Waiting Vacant Vacancy Max Rent? Range
(monthly) List Rate
3 3.5 Townhouse 13 1,276  $1,485 $0 Market No 0 0.0% N/A None
(2 stories)
Unit Mix
Market Face Rent Conc. Coned.Rent  Util, Adj. Rent
3BR/3.5BA $1,485 $0 $1,485 $245 $1,730
Amenities
In-Unit Security Services
Balcony/Patio Blinds None None
Cable/Satellite/Internet Carpet/Hardwood
Central A/C Coat Closet
Dishwasher Ceiling Fan
Fumnishing Garbage Disposal
Microwave Oven
Refrigerator Washer/Dryer
Washer/Dryer hookup
Property Premium Other
Off-Street Parking None None
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Rattler Pointe, continued

Comments

This property is more than 90 percent pre-leased for the Fall 2016 semester; pre-leasing began in January 2016. Rattler Pointe consists of a total of 14 condominium

units, of which 13 are rental units. The rents displayed are for furnished units; unfurnished units rent for $1,305. The property manager stated that all of the tenants are
FAMU students.
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Rattler Pointe, continued

Photos
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PROPERTY PROFILE REPORT

Tallv Square

Effective Rent Date 5/17/2016
Location 1112 S Magnolia Drive
Tallahassee, FL 32301
Leon County
Distance 1.7 miles
Units 225
Vacant Units 7
Vacancy Rate 3.1%
Type Various (2 stories)
Year Built/Renovated 1970s /2012
Marketing Began N/A
Leasing Began N/A
Last Unit Leased N/A
Major Competitors N/A
Tenant Characteristics Mixed local tenancy, some students
Contact Name Jocelyn
Phone (850) 878-1855
Market Information Utilities
Program Market A/IC not included ~- central
Annual Turnover Rate 25% Cooking not included -- electric
Units/Month Absorbed N/A Water Heat not included -- electric
HCYV Tenants 0% Heat not included -- electric
Leasing Pace Within two weeks Other Electric not included
Annual Chg. in Rent Increased 1% Water not included
Concession None Sewer not included
Trash Collection not included
Beds Baths Type Units Size (SF) Rent  Concession Restriction Waiting Vacant Vacancy Max Rent? Range
(monthly) List Rate
1 1 Garden 30 586 $795 $0 Market Yes Q 0.0% N/A None
1 1 Garden 30 754 $855 $0 Market Yes 4 13.3% N/A None
2 1 Garden 53 948 $925 $0 Market Yes 2 3.8% N/A None
2 2 Garden 56 1,063 $960 $0 Market Yes 0 0.0% N/A None
3 2 Garden 40 1,603  $1,150 $0 Market Yes 1 2.5% N/A None
4 2.5 Townhouse 16 1,777 $1,305 $0 Market Yes 0 0.0% N/A None
Market Face Rent Cone. Coned. Rent Util. Adj. Rent
1BR/1BA $795 - $855 $0 $795 - $855 5161 $956 - $1,016
2BR/1BA $925 $0 $925 $193 $1,118
2BR/2BA $960 30 $960 $193 $1,153
3BR/2BA 31,150 30 31,150 $245 $1,395
4BR /2.5BA $1,305 30 $1,305 $302 $1,607
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Tally Square, continued

In-Unit Security Services
Balcony/Patio Blinds None None
Carpeting Central A/C

Coat Closet Dishwasher

Exterior Storage Ceiling Fan

Oven Refrigerator

Walk-In Closet Washer/Dryer hookup

Property Premium Other
Exercise Facility Central Laundry None None
Off-Street Parking On-Site Management

Swimming Pool

The property manager stated that a small share of the current tenants are FAMU students.
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PROPERTY PROFILE REPORT

Effective Rent Date 5/19/2016

Location 400 Putnam Drive
Tallahassee, FL 32310
Leon County County

Distance 1 mile

Units 320

Vacant Units 138

Vacancy Rate 43.1%

Type Garden (3 stories)

Year Built/Renovated 1994 /N/A

Marketing Began N/A

Leasing Began N/A

Last Unit Leased N/A

Major Competitors None identified

Tenant Characteristics Mostly FAMU students

Contact Name Meredith

Phone 850-402-3800

Market Information Utilities
Program Market A/C not included -- central
Annual Turnover Rate N/A Cooking not included -- electric
Units/Month Absorbed N/A Water Heat not included -- electric
HCV Tenants 0% Heat not included -- electric
Leasing Pace N/A Other Electric not included
Annual Chg. in Rent None Water not included
Concession Two month's rent free Sewer not included

Trash Collection not included

Unit Mix (face rent)
Beds Baths Type Units Size (SF) Rent  Concession Restriction Waiting Vacant Vacancy Max Rent?  Range
(monthly) List Rate
4 4 Garden 320 1,596 $1,396 $233 Market No N/A N/A N/A None
(3 stories)

Unit Mix

Market FaceRent  Conc. Concd.Rent Util. Adj. Rent
4BR/4BA $1,396 $233 $1,163 $302 $1,465

Amenities
In-Unit Security Services
Balcony/Patio Blinds Limited Access None
Carpeting Central A/C Patrol
Dishwasher Ceiling Fan Perimeter Fencing
Garbage Disposal Microwave
Oven Refrigerator
‘Washer/Dryer Washer/Dryer hookup
Property Premium Other
Basketball Court Busi Center/Comp Lab None None
Carport Exercise Facility
Off-Street Parking Swimming Pool
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The Alliance At 400, continued

Comments

New management took control of this property in December 2015. The contact attributed the high vacancy rate to mismanagement of the previous company, stating
they had to conduct a large eviction sweep. The property is currently 40 percent pre-leased for the Fall 2016 semester, and management anticipates the property will be
at least 90 percent occupied by the start of the semester. The rents displayed are for furnished units; unfurnished units rents for $1,236. The current special is two
month's rent free. This property is located 1.5 miles from FAMU.
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The Alliance At 400, continued
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PROPERTY PROFILE REPORT

The Block

Effective Rent Date

Location

Distance

Units

Vacant Units
Vacancy Rate

Type

Year Built/Renovated
Marketing Began
Leasing Began

Last Unit Leased
Major Competitors
Tenant Characteristics

Contact Name
Phone

5/19/2016

799 West Gaines Street
Tallahassee, FL 32304
Leon County County
0.6 miles

124

0

0.0%

Midrise (5 stories)
2014 /N/A

N/A

N/A

N/A

None identified

Mostly FSU students; some FAMU students

Meghan
850-583-4445

Utilities

Market Information

Program Market A/C

Annual Turnover Rate N/A Cooking
Units/Month Absorbed N/A Water Heat
HCYV Tenants 0% Heat

Leasing Pace Pre-leased Other Electric
Annual Chg. in Rent Increased 3% Water
Concession None Sewer

Trash Collection

not included -- central
not included -- electric
not included -- electric
not included -- electric
not included

included

included

included

Unit Mix (face rent)

Beds Baths Type Units Size (SF) Rent  Concession Restriction Waiting Vacant

(monthly) List Rate

0 1 Midrise 16 500 $1,089 $0 Market No 0 0.0%
(5 stories)

1 1 Midrise 29 600 $1,099 $0 Market No 0 0.0%
(5 stories)

2 2 Midrise 59 950 $1,598 $0 Market No 0 0.0%
(5 stories)

4 4 Midrise 20 1,300  $3,116 $0 Market No 0 0.0%
(5 stories)

Vacancy Max Rent?

N/A

N/A

N/A

N/A

Range
None
None
None

None

Market
Studio / 1BA
1BR/1BA
2BR/2BA
4BR /4BA

Face Rent

$1,089
$1,099
$1,598
$3,116

Conc. Coned. Rent  Util.
30 $1,089 $78
$0 $1,099 $96
30 $1,598 $118
$0 $3,116 $187

Adj. Rent

$1,167
$1,195
$1,716
$3,303
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Amenities

In-Unit
Balcony/Patio
Cable/Satellite/Internet
Central A/C
Dishwasher
Furnishing

Microwave
Refrigerator
‘Washer/Dryer

Property

Business Centet/Computer Lab

Courtyard
Exercise Facility
Off-S